NOTICE OF MEETING
PLANNING COMMISSION
CITY OF ST. GEORGE
WASHINGTON COUNTY, UTAH

Public Notice

Notice is hereby given that the Planning Commission of the City of St. George, Washington
County, Utah, will hold a Planning Commission meeting in the City Council Chambers, 175

East 200 North, St George, Utah, on Tuesday, April 28, 2015, commencing at 5:00 p.m.

The agenda for the meeting is as follows:

Call to Order
Flag Salute

1. ZONE CHANGE AMENDMENT (ZCA)

Consider a zone change amendment request on one (1) acre of property zoned PD-C
(Planned Development Commercial) to accommodate the future development of a
sprinkler supply retail store. The property is generally located east of the I-15 Freeway
and north of 300 South Street. The owner is GMG II Investments LLC, the applicant is
Mr. Mike Canning, and the representatives are Mr. Brandon Dawson, Dawson
Development LLC. And Mr. David Peterson, Excell Engineering. Case No. 2015-ZCA-
009 (Staff — Ray Snyder).

2. ZONE CHANGE (ZC)

Consider a zone change request to rezone from A-1 (Agricultural) to R-1-8 (Single
Family Residential 8,000 sq. ft. minimum lot size) on 20.66 acres to accommodate future
residential development of “The Arbors.” The property is generally located in Little
Valley east of 3000 East Street, and north of the logical extension of Crimson Ridge
Drive (The property is located in the SE % of Section 10, T43S, RI5SW, SLB&M). The
property is also located directly east of Oakwood Estates and Tupelo Estates. The owner
and applicant is Development Solutions Group and the representative is Mr. Steve
Kamlowsky. Case No. 2015-ZC-011 (Staff — Ray Snyder).

3. PRELIMINARY PLATS (PP)

A. Consider approval of a preliminary plat for a three (3) lot residential subdivision for
“Meadows Edge Phase 1.” The owner is Development Solutions and the
representative is Mr. Logan Blake. The property is zoned A-1 (Agricultural) and is
located at 3910 South Bentley Road. Case No. 2015-PP-013. (Staff — Wes Jenkins).
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B.

Consider approval of a preliminary plat for a total of one hundred and sixty-six (166)
residential units in nine residential subdivision phases for “Sun River Phases 49 -
57.” The owner is Sun River St George, the applicant is Rosenberg Associates, and
the representative is Mr.Matt Kelvington. The property is zoned PD-R (Planned
Development Residential) and is located on 48.40 acres at approximately 4300
Pioneer Drive. Case No. 2015-PP-012. (Staff — Wes Jenkins).

Consider approval of a preliminary plat for a sixty (60) lot residential subdivision for
“The Villas at Cottam Ridge.” The owner is Wright Homes and the representative is
Mr. Derek Wright. The property is zoned PD-R (Planned Development Residential)
and is located at River road and 1850 South. Case No. 2015-PP-014. (Staff — Wes
Jenkins).

4. MINUTES

Consider approval of the minutes from the F ebruary 24 and March 10, 2015 meetings.

3. DISCUSSION / TRAINING

1.
2.

Reasonable

General Plan Amendments.
Public Clamor

Accommodation: The City of St. George will make efforts to provide reasonable

accommoda

tions to disabled members of the public in accessing City programs. Please contact the City

Human Resources Office at (435) 627-4674 at least 24 hours in advance if you have special needs.
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ITEM 1
Zone Change Amendment
PLANNING COMMISSION AGENDA REPORT: 4/28/2015
ZONE CHANGE AMENDMENT

Sprinkler Supply
Case No. 2015-ZCA-009

Request: This is a request to consider a zone change amendment on
approximately one (1) acre of property zoned PD-C (Planned
Development  Commercial) to accommodate the future
development of a sprinkler supply retail store,

Background: Currently Sprinkler Supply has a site located at Black Ridge Drive
and 1600 South Street (near the Stephen Wade dealership), but has
outgrown that current site.

Project Name: “Sprinkler Supply”
Owner: GMG II Investments LLC
Applicant: Mr. Mike Canning
Representative(s): Mr. Brandon Dawson

Dawson Development LLC.

Mr. David Peterson
Excell Engineering

12 West 100 North #201
American Fork, UT 84003

Location: The property is generally located east of the I-15 Freeway and
north of 300 South Street. :

Acreage: 1 acre
Zoning: PD-C
Adjacent zones: To the north is PD-C (Serv Pro).

To the east and south is R3 (high density residential units),
To the west is the I-15 Freeway.
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Building:

Ordinance:

Comments:

It is proposed to construct a 6,000 sq. ft. twenty-eight foot (287)
high building.

This project is submitted for review in compliance with Section
10-8-6 “Commercial / Manufacturing Development Standards.”

1. Written Text — In compliance with Section 10-8-4, a written
text has been provided by the applicant which details and
describes the project (see attached).

2. Narrative — The applicant has provided a short narrative to
provide an overview to this project (see attached).

3. Use List — The only use requested for this site is for a sprinkler
supply business (no use list submitted).

4. Roadway(s) - The developer will be responsible for installing
any required roadway improvement in 300 South Street (per
Public Works Department) .

5. Design — Building elevations, colors, and materials have been
provided for review and discussion.

6. SPR - A SPR (Site Plan Review) application and plans shall be
submitted and approved by staff (the SPR is the civil
engineering plan set).

7. Setbacks — The required setbacks in the PD-C zone are:

Front — 25 ft.
Side — 10 ft.
Rear — 10 ft.

8. Fencing — Height — A fence may not exceed 6 fi. (an 8 ft. fence
is not permitted)

9. Fencing — by Residential — A 6 ft. block wall is required to
separate residential properties (Section 10-18-5.E and Section
10-8-6.K). There is an existing block wall to the east (next to
the residential zone)

10. Landscaping next to Residential — A 10 ft. L/S area is required
next to any residential property (Section 10-8-6.K)

11. Fencing — Front Yard - A 6 fi. wall is permitted in the rear and
side yards, but not in the front setback arca (Section 10-18-2.A
& 10-18-3.A) (Note: a fence no higher than 4 ft. and 50% see
through is allowed in the front setback area)

12. Fencing — Screening Storage — a 6 ft. sight obscuring wall is
required in the PD-C zone to screen any outside storage
(Section 10-8-6.H)

13. Parking — The City’s standard for parking (Section 10-19-5)
requires:

1:250

14. Drainage — A drainage study and plan will be provided to staff

as a part of the civil engineering plan review process.
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Options:

EXAMPLE

Motion to Approve:

15

16.

17;

18.

- C.0. — It is proposed that no C.O. (Certificate of Occupation)

shall be approved until all improvements are installed per
approved developments civil and construction plans.

Lighting — No information has been provided for site lighting.
With the submittal of a SPR application, a photometric plan
will be required.

Landscaping - With the submittal of a SPR application, a
landscape and irrigation plan will be required

Building — 6,000 sq. ft. and 28 ft. high.

The Planning Commission has several options:

1

2
3.
4.

Deny the zone change

Approve the zone change as presented

Approve the zone change with additional conditions

Table the zone change to allow for additional information to be
provided as determined.

Note that any motion to approve this planned development zone
change will need to include:

L.

2.

3.

7

Acreage - The zoning on the entire zone change amendment
area is recommended for approval (PD-C) on 1 acre.

Use List - The only use requested is for a sprinkler supply
business.

Building - The building elevations, colors and materials are
recommended for approval as presented.

Landscaping - The landscaping is recommended for approval
as presented with the addition of a 10 ft. landscape strip
between the site and the residential zone to the east. Trees shall
be installed to adequately screen the site from residential use
(Section 10-8-6.K). Palm trees are not an approved street tree
along 300 South Street. Turf is discouraged in the L/S area(s).
Option “A” Landscaping along Freeway — a 15 ft. wide
landscaping area with 50% live vegetation and with live trees
shall be installed along the freeway frontage behind the
applicant’s property line. Immediately past the 15 ft. L/S area a
6 ft. solid wall will be placed to screen any outside storage.
Fencing — All fencing shall meet the requirements of the
Zoning Ordinance; all outside storage shall be screened with a
solid sight obscuring fence. No fence shall exceed 6 ft. in the
side or rear yard. No fence shall exceed 4 ft within the front
setback area.

Signage — The site shall comply with the Sign Ordinance.
Other Conditions - Any other conditions the PC deems
appropriate.
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10.

11.

12.
13,

SPR - The applicant shall provide a SPR (Site Plan Review)
application along with the required civil engineering plan set
(Cover sheet, site plan, utility plan, drainage plan, grading plan,
landscape plan, irrigation plan, detail sheets, photometric plan,
etc.)

Roadways — 300 South Street shall be developed along the
front of the property in compliance with the Master Road Plan.
Setbacks - All setbacks shall comply with the Zoning
Ordinance

Parking - All parking shall comply with the Zoning Ordinance.
Lighting — The applicant shall submit a photometric plan with
the SPR submittal (civil plan set)
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Sprinkler Supply - Written Text

In compliance with Section 10-8-4 of the Zoning Ordinance, the City of St George requires a
written text to be submitted with a PD-C (Planned Development Commercial) zone change
application. The following is the written text for the Sprinkler Supply project:

A. Use Of Land: The projected use of land, including percentages of land devoted to various types
of land use, such as building coverage, parking area, landscaped area, etc.:

The proposed use of this project if for a new sprinkler supply retail store to be located on 1
acre. The existing store location has been sold and a new building will be constructed at this
location. The store will supply sprinkler and landscaping supply needs. The building covers
6,000 s.f., 14 parking spaces are required and provided (with a data box breakdown provided
on the site plan), and 5,700 s.f. of landscaping area is provided in the required 15° landscape
setback area.

B. Height and Elevations: The text shall indicate the type, character and proposed height of all
buildings. The plot plan, elevations and perspective drawings may be prepared as necessary by
the applicant to help the planning commission and city council to better understand the
proposal.

The maximum building height of the Sprinkler Supply Store will be 28 feet. The building will
be approximately 6,000 square feet. Elevations along with colored renderings of building have
been provided to illustrate the proposal.

C. Density: The density in terms of dwelling units per gross acre of land shall be indicated.

N/A — This is a commercial sprinkler supply company project and residential density is not
applicable.

D. Schools, Churches And Open Spaces: The location of any proposed school sites, churches,
parks or other common or open spaces shall be identified.

There are no school sites or churches planned with this project. The closest church is 1,000
feet away and the closest'school is 2,200 feet away. The closest Park is 1,800 feet away.

E. Phasing Plan: A phasing plan, if the devePpment is proposed to be developed in phases, shall
be submitted.

No phasing is planned. The entire site will be constructed in a single phase.

F. Topography: Topography at contour intervals of two feet (2') shall be submitted unless waived
by the planning staff.

1 o3



Topographical information will be provided in the grading plan. Generally the site is flat and
slopes towards the South. The topography is provided on the Record of Survey included with
the Zone Change application. The grading plan will be submitted with the civil engineering
plans as a part of the SPR (Site Plan Review) application

G. Landscape Plan: A landscape plan showing the general location of lawn area and trees shall be
submitted (this may be a part of the site or plot plan).

A landscape plan has been provided. All landscaping shall comply with Title 10 Chapter 25
“Landscaping” of the St George Zoning Ordinance.

H. Area Reserved for Landscaping: The amount of land area reserved for landscaping shall be
indicated.

5,700 s.f. of landscaping area is provided in the required 15° landscape setback area.

I Utilities: All utilities shall be underground unless otherwise approved by the city council and
upon recommendation of the water and power director. Transformer equipment shall be
screened from streets and from adjacent properties.

Utility design will be submitted with the civil engineering plans as part of the SPR (Site Plan
Review) application and all utilities will be underground as required.

J. Refuse Storage Areas: Refuse storage areas shall be screened so that materials stored within
these areas shall not be visible from access streets, freeways and adjacent properties.

Refuse areas and containers shall be shown on the site plan. The trash container will be placed
in the sprinkler supply yard and will be screened by the sight-obscuring fence that will be
placed around the project.

K. Lighting Plan: The plans submitted shall include a general lighting plan indicating location of
lights to be installed on the site.

A photometric plan shall be submitted with the civil engineering plans as a part of the SPR
(Site Plan Review) application. All lighting shall be demonstrated to be ‘dark sky style’
friendly. Lighting plans shall also be provided in the electrical plans included in the
construction plans. All lighting locations will be provided along with type of fixtures.

L. Turning Space: Safe and convenient turning space shall be provided for cars, sewer vehicles,
refuse collection vehicles, firefighting equipment, etc., at the end of private drives and dead
end streets. (1998 Document § 17-4; amd. 2003 Code)

Traffic circulation details will be provided as a part of the SPR (Site Plan Review) application.
Safe and convenient turning space shall be demonstrated for cars, trucks, sewer vehicles, refuse
collection vehicles, firefighting equipment, etc.

2 oF 3



M. Signs: Overall sign program if proposed signage differs from what is allowed as outlined in the
sign ordinance set forth in title 9, chapter 13 of this code. (Ord. 1-3-2000, 1-20-2000)

Any signs proposed for this project will comply with the sign ordinance as set forth in Title 9,

Chapter 13. Sign details and design will be submitted as part of the SPR (Site Plan Review)
application.



Sprinkler Supply Company has been providing top quality irrigation products,
landscaping supplies and repair parts to contractors, grounds maintenance professionals,
and residential customers since 1982.

People look to us for the very best names in commercial-grade sprinklers, landscape

lighting, water features, pavers. Our in-house experts specialize in support for landscape
professionals, estimates, consultation, troubleshooting for a wide variety of industries,

) oF

[



74 N
0'L-d1

NOLLONH1SNOD ¥0d
LON SNVTd A¥VNIWII¥d

V LdO - NV1d SdVISANVT

$051-952 (108) £00PY HYLN YOS NVORNY
oo dnosButisapii maw W02 # 3LINS 'WPON 001 1594 71
692-096 (L08) €r0¥8 HYLA THI1 T'd 'NOSYILId "M AIAVYA

511 4OMD NDIS3A ol ONIRIINIONT 0//¥8 yeln ‘ebiosg 1§
19211S YINOS 00€

AlddNS 3 INIYAS

0Z = . IS DI

ax £3

4‘| ¥
v‘

g SN

v
B sesong
LLL3-209-008-1

LN ROV LG AL M&
HYLN 40 S3HVLS 318

| R

T _ NOISIASH

2005110 SL0Z-90-+0

HIGADN LIIFO i

BEOKE LN NYOUOr 1S3m
153 0bvt HLNOS B8/
ATddNS AT TANNAS

dmz‘w E_i
Vi il

NOU VIVOIN! L3O NOU VWO NVTd ENTET

HANNY T . LITLHIBY FaVISANYT ANITD | HINMO AL 30k r YISO TIAY

AV 15k A Y UL Sk
sty oL snivss o 430 1 e SN sin \OJ SN o
A0 BT 1 e J
ALYl VOO AN, 1103 GUNRULITITEY 2185 LW WY 4L 13 4 SHOLIYOR) 1A S04 wis)Gree VL3A SYNDIMOW JLITHONOD - n_\ ONILNY1d gNygHS ONILNY1d 3341 SNONain3Ig i)
S TR S S0 1S O SN ek TS w
5IRIALBANO AbYESEYI 0004 % NSO 0. 0Bl SINTNAT) NOILVTTVISHI HEL A ATHONONGHL M3 LM, 2 L HIONN UOSHOL AZLIVANOD WROLLIOTY TTVASK ONY His3 £ L SI1d SIAVORS IR0 5
AR LS TV IV ASBEA IS T LA L OF T | DRSO 16 NNV 5 1V S 50 e e e e Ly SIS SOUD aNOTs
ana iLin ¥ HOBVIS ONIOMD: L !
LN 344SR U0 NG T G OIS i g
10U LA 01V GCHIAITISANG ON (X141 5 VDA IVI T50 WI154E Gk 105 NOIMNGS0 Bl L3300 TV SUOS TALYN HSUOS IMLYN U7 + TCSIOL FIVE ATNYS 11 5XIN THHOVE SN 1IIN0vS | NOUYTIELSN HI LIV ATHONOMOHI L0 T
TTEHE N T TINYIHD G750 0N AT T 0 S50 1) B0 BAWTIS LM% LA O 44T 31 Thaes GVt ovm Tir w1 . "SIUVLS IIUL INITIVASNI NIHM TIVE LOOM AOMLEI0 HO SLO0H NIVIH IDVIV0 LON O 2
T SNOUVIITTE T 'S1GVINS IV SUCS BALLYN 1 SIDS TALYN L7 + HOS0L YO AGNVS 5 Y TISOVE "y
B s0an 1600 VLY ON 1V W04 L9V.HOS S0 40 LV E¥ 11 WOS OALDVEWOD —— SNOLLYIID34E TS
UILLAID B 0 I GhY WD ik 01 33
40 334 3 T ks 20 1190 2L 5B UYOITHDOV QILIVANCD . ONLLNW I OL HOIe "TIVE LOOH AJINYOS ‘QIZININIVINGD S1ANVIE Al 7
e o " s oL T E;_;wt.: S T LOGH PO Y THE T SAGHTH ONY (N3 e IOE ¥ TG SLINVIG L 1 (8NN WOLLOB Lid AJRIvOS
" a L £
AL O Y LY S 0 A T SinoManAlSEoN0D SN MO8 O3IHIT3S S¥ XA 140VE
3 LYLS TG 1TV 1 £N00 T - Twa 1004 e
ity ” WOM ZHIM ONY dVTENE TV AON: v 113
HAENT TN ONGIY G310 OUINDD VXD E D004 STVRLAIND! ¥ GTaeL 1) TS AN 9034~ 5138904 u HH o
PR 0 T I BCRURD T 24TV BV 10 HITIONINKE 101 48] CEARAHNA 1 TS I Mk T ety \/\ i 3AGASY 0L D 0IHSINIA
LI T8 T A 115187 3 1L NP T3 1w s 48 T S W It T 1 R P B RO .
S MRS S HEIH oG HLIRA LI 55 M 1 Y M TS it L SSRGS S0P A0 4 VRN Ut i ity TUMOWE ONAOTIS SNd ¥3d HI0H 318600 &
I8 KL YIS SNIMIVINDS BV 0LV GOV ST NG4S A3 O GV AVBIS T4 31 04 3¢ SYe - INNTILLIS H04 MOTIY DL J0VHS SNLLEIS
#SHGITNIOND T T90 S0V HING OO 10 SWHS M T 63 TIN Al 5 S0 3 2144 Rl Vot T 1 T NS Hod MOl Gl At ok
" VD OFHSIEd
s
= b— [
OV | AL YEElid LD NOLLYSHIN 20 11rves S 03115 8 02 S8 5 119 01 $3903 HI0a SrUAYH. 2L \ - =
4 W 1001 T NNV 51 € TS Tk TR YT
L I T R L L0 L) AT L VL N, T3na
AL, 0N 45 HLI o0 H G ST LI S VM 02 AR ALTRR “ i B ion iy
304 BN WY 1S HIY) 01 7545 000 IR 10T o A
VTS UYL T V5 TR 15 MY AVEAE NI SORMIAG0 QYT 1 O 31 L) SANIIH ) 9 Al 51 3614 L0GH 0S T L
kY TawIENYT T N OTTIRLEM 56 61 ALLSAS LIV ORI ORANAC! LA 1434 RAORSS 1 0V 1 vt %, ENGNNIINGD o2 L SOvES OIHSINGS
AV 1 Y SIS Y G TN T T 34 HOOH THH00 ¢ NISYE BV WBOA THL HLIM NIN3 S| Tve
TG 2014 N S BT St v LO0H JO 401 LVHL 08 L4¥1d -
IO B4k % GYNINTLM 0 01T N ‘531N
14 93
VA T TG 8 01 D8 R 18 70 < W] 1
IS U1 LSOO 'y ST LS e GO
1574 0 02 9413 M 3 o
S0 2L Y N AR T 0 NI Y LAYt NI TV R VB0
LAY B2 LT SN T4 4w 5 A o L WL 1V | VS
P T The AT TR KLV RTION IHCHT KR 300D 10101 SYTHY S AR
ORIV G HOlbe WACHdaY
ST SN aSONY 335 Rt OHLNVM 0 SNDILNLLLINS 1
T o TR «
Tt 308
B ONILSIXT
VY 36 HALIA TV N 300000 RN MOUN MO MDA 6
PHONMOAMOISNVEE SR
Iy
ALY LNVHEIOL IHEACHD (00 SEvH . _nL #
— i~ e — I oaus T3S 8
N W3S P RTTEITTENT
SIVIHILYIN m.mm
TV HIOTE
A ONISG
JoeIcon ML EE S MYINIOLMNAD | SIODUIDIOY LSS 8
EILON MiDads SNGFONGI AL B T T T SR OO ioaks
ANIDIT SSVAO TVINIWVYNIO
wOT Wos @ Tovs moavan VEOHONIH VAT s
Au3 30y
00N 0L L ANAVO0MO30YTIRIS Rt
[ S10n MoT JNOZONGAN__3nS A6 T RoARD R
AN3937 TVINNIH3d
Mol W s VIONA 034 VHOTIANYS IOTVESASIH oW
MO WO ° ADNRHO NODW VIVNHTL YASICHD ] oNIgINg
MO WO L NI 300 A HIA0CD WHFISO A0 2a |
MO WD QE AHESITING LNISI0 WONOATTIIN YD VR " _5 a3s80d0yd
Kb
wn wou anvs senditana VAL X s . =
STION TVID3dS INOZOWOWH — 9A5 A0 WiV NORINDT SN TVIIRVTON _ TOARS. ] T T8
aN3937 8ndHS EELIEEES
A0 -3 * A NV VDN VASOBOH VINOLINHEY £ )
S0
W Wz b JuANIAD VOION NG SR w 1
o Wz T HOTI 143830 SV SIS0 1 y
| Sai6i wizses sbFORGAT i aio A OGS S TR G i 4




4 W

L= $OSI-962 108) 0098 HYLN HH03 NYORINY l——=
zumuzw._.mmuuunﬂ woardnosSubjsapid s . W2 # 3LINS 'WHON 00k 159 21 058 o} STWVOE DHAVED
6692-096 (108} E¥0VE HYLN "M I'd 'NOSHILAd "M AIAVA ; : .

. 5_._ mzq.._n >z<z.__=_._m.zn_. 201 31INS “GAT8 HAMNIEL N 057 ONNIFINIDONT 02/¥8 yein .wm._omo ‘1S
g o £.30 ‘0171 dNOYD NOIS3A MHid
G daouD NI e EN 192118 YIN0S 00€

n‘wlk‘,la-

L

- N | L
s o 'L “ i A1lddNS U3 INIAAS e XL

ATddNS AT TANIILS

<00sLLn §102-90-F0

SN o

T E—
ALY 4402 45 0 v Y i S v e " — ik
— a’ E— e W T o B et U ) == ARSI "

o ot e i YL3a aanNdMOn mm_mozoo ﬁ ONILNY1d 8NYHS ~ ONIINYId 3341 snonaioag v
[P —— i PR AL e waL ATHEOAOHE WLV 2 o il e DA D
ALY SIS0 D B 20NN LS F1evuns 01 InOwEY O SSHHALIY VIS T NZSO0T b
3 T VUM SN LIS A D105 6 5IHI1VA S50 WIISAG Sl 40 BNITHNIGTE Tms - TIA Tedw SIS TALLYN 4| SIS IMLYN BF + TOSIOL WYD1 AGHYS KL X1 TIANDVE XN TILHOVE  *L NOLLYTIVAGHI H3LAY ATHONOHOHE HILWM T
T IR I T (MY AW ) 00 5103150 10 BT INOHIIM DM MIN T8 TTVHE Sl vi Ty 'SIMYLS FIHL ONITIVLSNI NIHA 1 IVE LOOM AOMLSTHA MO SICOH NIVIN 39vivD LONDD 2
ISNOILYDIID 345 TITHOVE “ATAVLING JUY SUCS IALYN I SUDS AN £2 « TOSS0L WHOT ADNYS £1L XIN .:_m.n_«n 1
TEMCILY IS D34S TIEA0VE

DAL BB WSS Dt 40 v 7 OSSR 1
L PN W44 Bk 0 e i ; UGS QALDVANDD LAY
ACHLIVHMARCIE) T A0 NGO N Bt B0 (0L BN \.wlk
% \\\ "ONILNYd 0L HOId “TVE 100 AJv3S OIZMINIVLNOD S Lwyid
1.8 NN AOLLCR 11d AdHYIS

3009 v L LS S0 L5340 0 0 I S VA

AL BV 54 4 40 U ¥ ot LA M M3 it AP B O 3L :
“TIVE L00M WOBA Y RING T7¥ JACKIY ONY LD oW HNE ¥ TIVE S| LNy

Qe E MOTIE QD3 5V XN TV

TIVE LOOH 878

\w.b/\\\ v Tiva 100y
7 A % Q0T - SLBOOE Ok TR NV dVIHNE TV SAOW3H ONY 102
s Bl IAOWTS 01 30049 03I

VL ¥ HILVA XN
FFHL ORNOMY NISVE H3LYM ILWIHD
TORYE AR AL SNY1d H3d HIOM J19H0D ¢
LNANIILLIS 404 MOTY L IV SHLSIES
NYHL BIHOI A THOIS KO Ly 35VE 3L HIVANIViY

WaTWERE

BHID MOW UMD .

N B e ST T 4 S0 NN DL 0 TR ST O T oot \/\/\\/ \z// -

Xk /\//\\ 84

A
FOVHO OFHEI -

e
$3903 HLCE SIaval 2n <

AR
ONNGHE TADEY B0 LY TSI
1361 1GOM OF TML LNWI -

IR B0 TV 3% s 1L 50 ST T
L G . b

3 P Qo WY
N B o 4 TS0 36 L WAL MLV Ghy GUASHEN i s/ A.. STONNLNGD & HL 0YHO QIHSING
T Tv ) | AV 3 HEON IVAOD £ — Nk IS HAL Y HOA FHLHLM NIAT S1 T8

; 400 40 0L iV 05 via -

TP 0 T A1 AV A T K] THLE YIS O SO 0§ AT O
ey S WY TN G A T T N SR

S SRV DO MY BN 3350 STy M1 T N T 0
I L LRI Y 4 LSY WY HI G0
3Ly oy ETIR e S

I MBI I TN G 45 16 3TN L) GO S0 AN T VOOWROEIY L KT 1
AN S GALV P 30 3L SOI0 SN YN P MR T A 2 ONY IR BTV MM TTE NSN3 UL
O KOO Gt CEA BTN o2 i) M AU IR 03 5045 20 AN 1076 30 (24 RIS SVPO ALMOPS 7

160 30 0L RO L9310 TIVHE K (IR 1 B
NOUATVLSH B SHIGGI d0 STLVA TIY 50 S3LLLKYIO A 31 3O P s T ,

~ S3lON 3dvoSaNV1

s w8
ADMLSHG—

SVIUY 039 BNV TIV N QRUVIOT MWW ADON MWD NMOHE of s
smnon woisows vz @8
-
PE———— s ||
SALGN WIBIdS Ak S UL VI O jmlﬁ«__._.c%bwr
STIVINILYIN 31IS
R T
LGN WITAAG INOZONOAH 388 uan VN NORINOS NN WOIRVLOE _10BHAS
ONID3T55VaD TVININVNAEO
it s o — v s
SALON WIS INOZOHOAN _ EAE R0 St oA SN TWOINVLOB_ 06mAS. M
AN3937 TVINNI¥3d | oNialing
i oman o -
Mo was € ADAVHO HIOK VIVNHT L YASIIND 1D Q3SOd0yd
W Wl % s soowesem %
petip v i it R Tumsoog
wl L]
won vos 8 omsnrSB30 sy 5 ) -
SALON VINAAS ANOZOMOAH A5 ALD v NOANG T SR VANV I8 I0WAAS
aN3931 gndHsS
wesan ws 1 waoweon  scwwciss
]
MOT WIS 5 ﬁlmz.i!.&hvﬁ‘,mr v wl i 5 ..
MUY WL 5 SIHVINI SIS0 b -] \ 1 T ONIMIVATY TIVAS EIMINTY LT

gurs

SEI0N D345 JNGZORIAT GHEAiD

AN3931 3341




7N

0'L-d1
NOILIN¥LSNOD ¥Ood
LON SNY1d AMVNIWITINd

wosdnoibubjsapid mme
B692-036 (108) CHOKB HYLN 'IHIT
E0L 3LINS "AATE HANNIML N 0S¥
071 dNOYD NDIS3A Miid
&‘D OHED NDISI

ST S M S O S0 30 NV L S3HNGS ks
L) dne 151 awnivas saama 50

e v o ey

1094 NOLLYEHHES S MU MYV | TVKS SN CGY 4L LI
S o AN 5. A 3 A 04 ks

5

LG SNEEIED Y 1 T A 21 T e

Lo Ao
vt 110 36 T79HS SNOH ML SING DN 0 43 v N1
TIVHE Gl T30 T3V 830 0N ALITOND Tl 16 6 i

O kv
En o0 TAILNO SI1 0 VA G
BOLIVIANG 0 40 HITRON G 3NN 0L 0L FENT 0

20 20 10 1 VNG VL LYV ) D100 1205050 KAV 0 LIS L3 0 A 0000 ST TS 00
PR HYAA SN 0 DI ¥ 13 IVEAD AMAA3 Kl 3.0 4008 N 300D 1 G4 ISRV A § IS 214 e
NI T
1 ORI QY MOLE T TVAS N 900 HOLLSIGNCE) Hedar) ML HDLA VSRl . WS o ACHAL i | ¥H B YA DL Rt

JUCE i 00

NOLLVI HATIGHANO D1 X070 TR A 40
NS THLIN] OMOTY 53614, I0RINDO VLY T 040K ‘6 TVAALYI 01 Ly O3l 30 TVHS ST0 KN 12 TT0 130100 S
FIF I Th00S TN MOR00 TIY ATV~ WOV 104 HTTION NG SH1 01 dal 030100
A 10 T A LKA B 0 11O O (OO 1A T MDY
Sl DM MO G HAIN: D005 3 04 Y b T ks v an bt 4 A 1
P NOHL VLT ERINIVLNG D S5 DLV "BVIH LTI J1VAGH NV ANEIJS dirdCal£h 30 01 Saw Sty
NN R T3¢ ST IS0 134 190 BOUE M 01 55 TR A o T8O v ST K v T
L ™ v e
TNV (0. e IUH0HG LRI S0 ONE B0 15 10 MV ORI K TN ¥ G921 T 5247715
T LTS S ATLSA ML 11 11 0
AN YT ¥ 1141 G Y D3k 0 UYL S
AL MO MO i S0k 15 D)

ol L0401 I L TAGHY 0k Oy 5
SV 30 YIS DL Y L A0 ) SSNT L RO QMY AT VI o S IV LGl NN 1O L1 VRY TSI

AYBY ML VT O T Tl
I BIEONT T N 9TV

; 1Y VM AN 9 9800 O SR7EIHG M ST
T¢I TSV | AR LB BT MEYIA T TYREL YW IV O 0.1 A I O et ML 10 s T
TN T NI TR DY S T T S 5L DALMTIGE 314 1w 7 (HIN1 0 01 11

Lm0 TV 3004 70 s

NN 3L 3L ¥ AAYH LS W GV |
Sl i I MO 319 o

VD IHFINLL Y T . 101 13011 9% HOONY TEA0L N HVOORRDIIY L HITH b
SRVHSITIIN 77 ALV 01 AL ROIN ML IE SN AV M Y12 N GO Y o 300w S0 T e 1t
ol .

0% DAV 1 OB SYIHY TV TINTY 3k “ALTRVA LHI0L 1O 11 20005 T8 01 S Rty T
LI Q1 O WAy 303 LOBLINOIRY UV ONY | SHL 1 OULLIABITS

A0 o Tt
T D1 S31LLNYID T4 Y4500 Troes M W4 TS0 FNYTNOMA 4 8 IRGun
A Oy S NI 0 AN O SOV Tawvaon 1|
S3LON 3dVISANYT
VI 030 LS TIV N CLV00T HIMHION HDI00 NAOHE 8 e
UG WD e Sy
Lo |
ALY NVETIOL LHO00HT o0 sevn s |
- FSE T TR N U1/ A E
STVIMILYW 31IS
avoon wey v swvwo sagioun: Ha
FIION isan INOTOWGsM _zn IR S oD AN TVOViOR TR

L TR Favs moovan

UVHIOOW  THL UL AMUYOOHO 30 YIRS

aN3O31 33

BNOLLYIG] SN0 SEHL DY

NI SGHOM 3. ML 0 105 A s VTV 008 2 74 1PV VL SN NORLYDI 1% BN SV Mkl TheLEnd

Lo WO, 3 L WOSOL T GRS

"ONIDIT SSVED TWINIWUNNO

SAUON WIFEds FNOTONGAN 3% ain TN HOANDT .mx INYLOS TOBAS
T T "GN3D3T TVINNIY3d

o W ow VAR WIS
wnowas ot nH0 ¥IH B
M wal oo - P e 90
MOT DS F N TS IS0 AMIOATINVRNTWAG o
wN WOE & oweswvaraeg was sy 9
G WS A0 B — Tk T e

aN3O3T ENYHS

uvuinon w8 { T P VIR VISHDON VINDLONHS I w
A3a0uE
Ma1 w2 5 AL MHONI NN SNV W
SALON TVIDIAS INOZOHUAM NS ALD. TP NONINGT SO REINYLON_ IDWIAS

EXS

FOSI-95L (L0B) €00¥E HYLN M4OS NYDIM3NY
L0Z # ALINS ‘YUON DOL 1S3 ZL
“d'd 'NOSHILIA "M dIAvd

ONNIINIONI

B60VE LN 'NYOHOT 1S3M
183M 04 HLNOS 262
ATddNS HATINDIAS

FEVH TUVOTHODY ALOVAHNOD

1O XS |

SIN sy

Iv13d BYNOMON 31389N0D D

TIOS GRLGNGY ~— e
SN

SN MOW ZLIHONOD -
-

A

-

A0 0TSt

53803 HIOB S0 218 ~

AT
NN AN
200

L

N
f/

0..%¥8 Uyein ‘ebiosn -1 g
19948 yInos 00g

AlddNS Y3 TINIYLS

e — ()

A2 = LIS IHAVES

NOIU VIUOINT LIFT Gl

ONIINYId 8NYHS '+

HOUVITISHI MILAV ATHONOHOHL MLV 2
“Taving

T4 SNOS IALLYN 1 EUOS IALAN OF + WOSAOL VG ATNYS £44 1IN THBOWE X TNV L

Q034513004
W BACATE D1
AWVL Y B3V XN
TS ONADTSS

SNBSS TINavE

"ONLLNY I D4 B0l “TTVE LO0M AJIIYOS OIZIHINVLNGD SN 31 2
TV LOOM WO dv 180G 11 SAOKTH GNY 10D dwTHNG ¥ TIve SN 3l 4
SAION

003y - W
N SNONKLINOD € Huim
' MISWE 1w W0

AV JAYOSONY A0M 5L

T w38
SoNLSIXG

TiwA HI0E
B OISR

Tiven w018

5 ONLLSIXE-

ONIgTINg
0J3s0d0¥d

NOLLYIHOAN N¥Ted

HALAY SIHYLS DL IACWH ANY NOSYIS SNIMOHD LI BALw SIS ML NISOOT
‘NOLIYTTE LS M3 4% ATHOAOBOML HALWA

SIS ITAL INITIVASNI HIHI TT¥E LOOY AGHLSEC MO SLGON NIV J0vivvd LONDG
“IIVLING T4V SIS IALYN 2 SUGS JALYN 12 + NOSLOL VWO ATNYS 571 )

L6 NIMI WOLLOA 21d AdIvDs
MOT26 A3HHI3dS S AIK TI4NOVE

O SHIM ONY dVIENE TIV AONIY ONY 1073
SOV DIHSINIA

4L ONDOMY NISVE ML 31w

ST W34 NO0H 319000 .0

LHIWTTLLIS HOJ MOTIV 0L " IAVHE SN LSIXT
NHLMIHOI AILHOIIS MO 4V 35VE 331 NIVANIWA

T
ORNUHD SA05Y KO Ly 37818

S13HYTS LOOH 05 3L 1T
“30VHD OFHSINE
FHLHLIM NIAT S Thv

A00Y 40 0L LYHL OF LK -

FALON

aiva NOISIAZY | ON

=
OSNILNY1d 3341 snonaisda

UL HIONN WOSHOL OILIVANOD THNOILKIAY TVLSNI ANV HEGTA £ OL S1id IIVAVINE HIAD

$102-90-+0

Jv 3nSSI

Z005L1N

HIBNIN LI O

NOS¥IS INIMOHD OHODSS

- — 1M T3S 8

T 3aLs




V NOILJO - NV71d dLIS

ana
e e

HYLn 394039 IS

ATddNS A IANIALS

L ]

13341S HINOS 008

i
VRN 320NV T.ai\l_ I IS0 3
3 i
L T LS 8
VI INTI0H S1~{2)
otz VD NS -1 1
SHYD IHTOY 1-(2)
VD IHANDSE0- 1S =
o Tk TS =
o =
= A@ﬁ ; e s
T s . TR TIIS @ HIM =
@ BN =
[ ™| g c
® @ c =
= z B 3
—~
g |8, i
: 35 ‘ 7% ﬁ l 7
= = @
5 faal
g o e | | e e e P e | | e
= o | e s § g
£ [ fna | KIS CHYOHTIE INILSIXT
| 5 =
4 Py
=] e
[
ONIOTING 0350d408d
S
, i |
S g e T S
f

A 1dd 1S A TANITI2AAS




&g NOILdO - NV1d 4.LIS

Hv.Ln 39

ATddNS A TANIALS

A ONINDT A5 Te0ide |

.0¢ = .} 9/e35

133418 HLNOS 00¢

I
I vso 001 i Sars0nn
i
TV TIS 8
TIPS SHv ONTION 51-(2)
¥ DA - LS
SHWD INT0A S1-(2)
1) NS0 LD -
e T TIUS 8 / mu..
o g
— & TN TS @ i .,Mw
) oo, U ININYHD w.i.am/. 5
-
Lws— = =
=] / S
g = o
& m R nﬁvu (AL HINYL 3300 SVISONT
z fali
| B
e | .
E =
\\‘ =
]
=
ONIQING J3S0d0¥d
A
TV ONREYE T W - ]
i

A Tdd (1S 2 A TANITIAIS




D NOILdO - NV1d ALIS

VLN 394035

A IJdNS ST TSINTHdS e

1334lS HLNOS 00¢

-
i =~
I R
VISV JaVISONY] 0005 Y MVISNY
;
/d; TS B Tivw TUS 8
: SUVD SNTIOH 51-(2)
r 3D D58 LS
¥ T S1-2)
YD IMBNISHO- HXS.
=
ThM 13418 8-
0Z =l 805 %@% g
&5
™ . e T s 3 =
09 ar 3 e e oz & T e TV 2
5
x
s g
g 8 &
P | a ‘ ? l 7
= B
= n
W =] T N (- pr— | s | s | |
= - T.N..El HWVHI0S 9 AWMI0S 3
E = nal I‘IEJ S GVOHTIS OMWISIE]
= fe
— i 2S5
a L 7
H INIOTINE 03S0d0¥d
i)
Um0, /
i
B —ow ]
T

A TddNS A TIININAS




m # mu.m—‘_.‘_mu._q LE3UIS HINOS 00€

o' 2JUBUIPJO 32U3) 193W 0} S1noAe|
e ™ 91IS 9leuJalje |enydaduod ysnoy

; | _ e _ .
1 1 N N
. e T E
YRS 8 . 3 e 2
~
g
&5
ANITTING (ES0c0d
o N

N # mu.mc.hmu._< L3RS HLAOS 00

0L NYY) CIACD HOIH 81 &

14 -
T e
T St 3 B E.% TV QNI ﬁu..,cqb ‘IL

A=t b AwD

i/ [rETTr

2
m =
| 5 =
@’ mwn
2 o ™K TS § W mﬂu
& T e T B
&)
MHM M VI JANETW J0m Sl WV
e | ‘ &
A | | ey
R P | ﬁ ﬁ —AW N ‘ F
= kl_.t_.l N R Y N Ry o 4
W G 8 . s o G“ﬁ
= [ £

ONIGTING 038004d




PINAILY 733 13 ST9 F

2 12INIEES

29

@
g

Aldeln

i hecanniaad

NOILFAS 1S HINON | F

e e Wi,

Ll
.

1

SSJBIO0SSY * USPMOH -UOSION

s I S i

-

id

i.,

AREEREERE i




- e

SRR SRS S



ote

Jooys

a/oo/v@

@i EWDS £
N EcoE 17

mmﬂuppg

iz g ]

NV 2007

LS

ANlddNS HEMINHEES

HYlM ZRMOER “18 'S008 E 63U
EJOoLs EPY0E®

o

1woe-cer-iog
0cv0-D8r-08

00K e

¥
emd | Bosiss

U e 000

O

80180088 Y 7 USPMO}|-UCSION

VA

o

I

ad
e

,,_W
|
|
& | == [ —— 1 3%
= |® 7 b b - i
| 1o oo b i
P oo P :
| I . [ il s
O, 4 = SR 2 =} 1 NERES
4 I o I B
[ SPES—.  S—— bt bl Lo 11z
i I o P -
H I o I !
I ) - . —— ,
5 g : reTTTT T _%ﬁ" P Pl | 1
§ o I (R S B N L P Lo | G |33
’ ’ I o P d
_ “ | PN . [ W | S I PRI, "
g |
i
@r 210
5 !
&
" W 1d wr
] e
2R

LR B NOTSE 3 §3 30T 1NORUN INEO00 934 0 NOUTNOOWSE MO 9N SLTBINTAY YAHN 60 LNEdCa B §1 NOBWIHL NOUYINOM B} SHITYND L B



oce

gooys|| |

ee/vre

o)8p| |- e Wb u\ =) }

n. 7190 336 LODSNIVA touvATR IS0, T ) 7Lez 336 ‘F6va
m s TrRAOSLIHNY A ST AL SNIrSTH TRDEL IRV
o o SN 16T DT il — INCD 16V DTl
= m. ﬂ % |||||||||||| _uH lllllllll U T - NN' I
ﬁ ] T } ; T T , W1 338
= m | ] 1 ] | P [ “LODENIT
O T I“ 1 \ ﬂ | w A, 7 » TranLOI LT
A WIINA IO _ | e | *m . DD 16V
aEEnLovaNYL-—] | T e~ N
m INCRSENOLS LY I /- ! i L
— a=IAoNY MTITD & = @ = S
NI 56719 2 Mo — | o ' 2 BN 2 M
_.._A._ CRLvINeN! GRLNIL TJMWi n -:ﬂ _| SR VO U—— I el 51O
B P u B B VM BoREIXT
gy [y FEEEERT DRSERS SR DI N e = Dl s v ey o o}
m . = 2598 ois
= % - ¥ !
Z — _a § BRI s 5
[ oLeSy 536 DNNTY : A—— S * I AT R
73315 ANV 3 2 e =———p— . = 9 i
e —— +—4 | 1% owmev
TNINGY T o SEMIEE ETRGRSR — P A 1
s e WL ODONG S
~
A/. PR s
» e —_——
1 flflflflt
- N I e WELEAS
.H& 1z T / OTONUE G123
n

| — w2 Twm
IriE dENv

TENve TaNve
INIDDY DNICIS <7 ava Tvm ANIDOV DNIGHIS v T
VoS JIgEvH WIS AZiNva Quvea 3icavh
TNV Tl [=ETLYIE S
Wl ODoNLS S-S

Lo/l 336 '3eva ZLes 336 toDsNwm w@-1mup/ '3O8 ) TL¥/E 335 LODSNYM

TEUDILHDRY T OT LY IrEDR HONT
ONOD 1SV "ONOD 1SVDTnlat NOILVAIT= HINOS \_ | -
3 ( INORATHOLS LY : ONOD LSTOTS /
!

CIERIPINIEIES]

SOMOZD

N0 Al BuOnel L 1 HORVEHL NOLYHEOM BHU b+ DMV S B

HYIf S0H0E® ‘L6
]
I
|l
B
i
I
I
P
i
I
I
I
I
I
Il
t
I
Ll
11
m
[l
i
I
[
Il
Il
i
I
i
I
I
I
I
I
I
I
N
I
I
I
\II
|
i
L
I
I
L
i
i
I
1
I
|
|
|
|
|
|
|
[
|
|
|
[
|
|
@€

HNWY
ezl

EMO.L
ATdld]
(=)
® |
o
©)
()
T
|
TTH
©)
®
]
[
il
, il
"

{NIL
S| - s [ { o
3 . . TWM MORSZIXE

¥
i
T E#‘
m N 5i
|__|
B
==

|
|
!
“@LE

v

0CD8-Zer-108
ey
[
Laad ]

[

v ]

A

W, ol v

~ [ =
R i | [/ = T
\ / / <" | caivos Siaa
T . o TIINT B
WRHL GTONLS Sid3 _uouﬁrmmhwmm € 7.

@LeEy SNiHeT IS

v TTem i

Wi OFNvd

33¢ ‘oY
el Beniv 953318 Q3mva

T

ONIHGE e

USPMOH-UoSioN
| |
\
v
2
I ‘ I
\\“‘ﬂ-ﬁ
NI
\’*
41
il
|
D
T
it
\Ll'
'
s
»gn
B3

W%EN
Sojejo0ssy ¥

i

o]

I
g o

i

0

g

%

WO TENIN SIoRLIDAY wrh




x

avee/vre

SNOILYAZTE doiagLxs

)
o Bumerp |§

S

HYln ZOMOE® 1S "§008 2 6T
EHOLS EBH0E®
KNlddnNS HETYNYES

@i Twos /-

NOILTASIE 18va N\ L )/

OO TWNOILDES

[ TWid JENIvd Q3UYINSN

[ WOOA .3 JILVINEN|

| A3UNY

‘dAL ONIMEY T —]

] ‘dAl DNIHGY T

1OTBNITM
TrREDALIHTRY
T DNOD 16vO3nd

o
Uy
T U . 0
usuunyd | WSS

1C00-Za-l08
0C0e-2ar-108
£00FR Yy

89]810088Y ¥ USPMOH-UOSION

V23

WRiL 0TS Sidd 1

S E @F I
- i — 1 ——"3mo1 davren caNL
- — | HIINIA INOIS
3 ERE— =S T
- ]
— ™, Y m
o — = S —— e [] P ————SSS ey I8~ i o055 B3
m — o R = = ;\\/;an/ﬂ
= e e El — | = ownmsva
~F—— S
] S— kY SE quvoa
- P SRR | 3iguvH aaunva
S — //zﬁ._. ooone 813
WALGLS Oavos L — SO R e s e Al
CeivH ASINYd —— | R M AHDI1 00T INOIW
® e AT TN / Tm sopaIxa
™ = =2 M
| _—] / s LI QRN
WELSAS
ooonis sia — | L
{ L SNHSY T I~ -
k WALSAS
Wil ODoMUS B158 OIS §I:5
3w a MY L3 o v — WIvA Wi =11
Svo TV TwL QAN
TwLIH QINV
@10l TS \\/
NOLwASTE ISON T 1/
‘AL DNIMET H
|||||||||||||||||||||||||||||||||||| B S e
} i t
.ml IIII | o ek o e e o e L e e S ke R R T \!ﬂ‘ s et B e e — I_H
|
]
— WEIGAS
F—————— Ooons 63
T e 7 T HIINIA INOLS
. g 2% AZUDVANTL
8 @ —
-— P 3 L1
8 |— - S
Y ~ =
/ [ WL 0TS SiH3
-~
/ \ / [ HEUSLS
/ AN < { ozons s
/ AN e

WELSAS
COOMUS §i3

N 0 LNRaiCilal B $1 NOFNT NOILTRMOWN B b DRI Gl ©

CRUENCUS §1 NOSH-Ead 55 TUelT 11OMi 1N INBN00T 94 o0 MOUTNOCHATN 50 T6ME $1aL T P11







i

)
<
)
3
\

Tiraid ONIGTUINE YL AT ——

WO eV ETVDS >
NOLTATTE 1873 E

m&m-p§

CONCASE DNDRIVE
TRLSIXE OL N3O

ANOLIE ONDRIV
DNILSIXT OL N3O

ANOAZE ONCRT A CONOATE SNV ONOAZT DRIV
DhLSIXE OL NSO SNLSIXT OL N3O DNILSIXE OL N3O

ANCASE DNDRIVS
DNILSIXE OL NadO

ANOATE SN
ONLSIXT OL N3O

FOVaOoLe dFSACD

SNOILVATTE dOoId3LXE

LS

HYLfl SR40E® IS 8008 & &z
EHOLS EPH0E®
AlddnS HEMINHES

o Ewos /-

NOWYAT 1E HINON /M\.

b 5TENVS SNITTING TWLEW aEINTe

SIENVS S00x VLS

R L VA

NOILTAZ 2 HINOS G

B

1008-Dar-108

OC08-Tev-08
o
Lad

sud [ sosgyole

gt

T T —TT T
I i H H
| I » | i I .
; | | ]
) 8 | H | | i |
T T T . | o , |
T T 7 | | | N |
i | i 7 1 e | i i 1 | | |
T N | & = [ { &
I | L / _‘ 8§ I | §
I I | SONES SOCHAHDIS DNILGIXT |- | | !
I | 1 o5l I i |
i [ | ONES 1INV TYASW 7 b _ |
{ || | i i
Ly W _ ﬁ
e = — -
| N —_—]
TR ST R el STENVl ONTING TviSk A3INV
B VE TS \\)
NOLUVASTS 163M E
vl SNIATING LT CRNYE ——
aNoAZE FoNEY ONGAZE 3o ONOAZE 30NS4 aNOL3E 3oNE aNoAZE oNEd ONOATE FONSd ANOAZE 30N
HOCULIDIS ONUSIXT O N3O HOCHALHDIG DNUSIXE OL NSO HOCHALDIE SNILSIX3 OL N3O HOOBSIHDIS SNLLSIXS OL NISO HOCHAIFDIS SNLIGIXE OL NSO SOOBSLHDIS DNLSIXT O N3O OONAIHDIS DNILSIXE OL N3O
[

THN
§8]e10088Y ¥ USPMOH -UOSION

STV DNIATUING LS SN

[ T e N T TR - e ———)

RUIEHOMS §1 NOIBS B SOBMaIAE LrGTun



Fie

i

a/ea/ve

N7 d00oTd

FOVaoLe dIANZIN0D

LS

Alddns HEMINES

HYIN S0WORD 18  900C W G
SH0LS EPHOE®

sund [ sosgom

LA
il

IW“HUN[
88]810088Y 7 USPMOH-UOSieN

@-1maveTwos /-
NvIS HEST SvEOIE GaAe L 1 ]
! ! m ! ! ! ! !
L | W _ | | |
| | i i | i |
7 | | _ | | _ -
W " _ Sy o m m _ TP DN LT o]
| | | | i
Lt s o s B e s s s s spem e e e s spesee b e e e g s Tl e ey e s s Ecoseie st s s e N e s s e ey =
@Iz @-.2T =z @~k «@-.2T 2= I - A%
wl=€G1

CELRIAON 81 N6 i-b3d $33000E LAOMIN INBO0G 824 40 NOLUINITMEN MO FI SLILHTMY WHHN 20 LiNAdcid Bt 6 NOTHINL RO Y HNoRE B 1 SNITHG Bl 8



1200 E ST

Tri—-

r——

1,“ T T EL T G -j
B0t 3208 L. B
4 ,.__1 : -:! —

™7

.’ H -l.ﬁ-(










1e oA 1 £ T 470 A2 M0 GEEEETT

5 215005

5
oy

i,

1SS 00€£ 001 T




yeake YIT/Z AP M DL 9EEEETT N 0T TT,900LE
siboon L0z &

sifoon sio0z @

e, " N
et

Tl e rbn










Mr. Ray Snyder

City of St George

175 East 200 North
St George, UT 84770

Dear Mr. Snyder,

Ireceived the notice from the City of St George dated April 16 regarding the zoning
request for a sprinkler supply store on 300 South (case 2015-ZCA-009).

Please take my comments below to the Planning Commission.

Sincerely,

ax

I am an owner of a condo in the La Paloma development, which is directly
east of the proposed site. The approval of this proposal will affect me.

I am an experienced retailer. There are no retail establishments anywhere
near where this proposed store wants to go. Retail 101 tells you that traffic
patterns, signage and ease of entry for patrons are required for success. This
parcel gives none of the above.

The argument will be that this is a targeted retail location, and that those
customers who need their sprinkler parts will find this store. [ disagree. It
will be easier and faster to go to Home Depot. There are not enough
customers who fit the target profile to make this a viable location.

All of the parcels anywhere near this one are residential. Let’s keep the retail
stores out of what is already a 100% residential area.

What happens if this proposed store were to be built as proposed, and then
goes out of business as they ultimately will do due to the extremely poor retail
location? Will we then have an empty building that then becomes an eyesore
and a target for vandals, and that then drags down our property values? No
decent retailer in their right mind would put a store there, which begs the
question of what sort of operation comes into that vacant location next? We
would do well to consider that.

From my perspective, this is an extremely poor choice for a retail location,

and will be detrimental to my property values. I strongly suggest that the
Planning Commission deny this request.

o

n L. Johns



ITEM 2
Zone Change

PLANNING COMMISSION AGENDA REPORT: 4/28/2015

ZONE CHANGE
The Arbors

Case No. 2015-ZC-011

Request:

Project Name:
Owner:

Applicant:

Representative(s):

APN:

Location:

Acreage:
Existing Zoning:
Requested Zone:
General Plan:

Adjacent zones:

Options:

This is a request to consider a zone change from A-1 (Agricultural)
to R-1-8 (Single Family Residential 8,000 sq. ft. minimum lot
size).

“The Arbors”

Development Solutions Group

Development Solutions Group

Mr. Steve Kamlowsky, Development Solutions

SG-6707-B-B

The property is generally located in Little Valley east of 3000 East
Street, and north of the logical extension of Crimson Ridge Drive.
The property is located in the SE % of Section 10, T43S, R15W,
SLB&M. The property is located to the east of Oakwood Estates
and Tupelo Estates (see vicinity map with staff report).

20.66 acres

A-1

R-1-8

LDR (Low Density Residential) (4 du/ac)

To the north, east, and south property is zoned A-1.

To the west is R-1-10 & R-1-8.

The Planning Commission has several options:

1. Deny the zone change
2. Approve the zone change as presented



2015-ZC-011

The Arbors

Page 2 of 2
3. Table the zone change to allow for additional information to be

provided as determined.

EXAMPLE

Motion to Approve: Note that any motion to approve this zone change will need to
include:
1. Acreage - The zoning on the entire zone change amendment

area is recommended for approval of R-1-8 on 20.66 acres.

Z:\Planning and Zoning\Common'Zone Changes'\2015 ZC\2015-ZC-011 The Arbors - east of Oakwood\Staff Rpts\PC 2015-ZC-011 Artbors.doc
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ITEM 3A
Preliminary Plat

PLANNING COMMISSION AGENDA REPORT: 04/28/2015

PRELIMINARY PLAT

Meadows Edge Phase 1
Case No. 2015-PP-013

Request:

Location:
Property:
Number of Lots:
Density:

Zoning:

Adjacent zones:

General Plan:
Applicant:
Representative:

Comments:

A request to approve a preliminary plat for a three (3) lot residential
subdivision

3910 South Bentley Rd
3.7 acres

3

0.8 dua

RE-20

This plat is surrounded by the following zones:
North — A-1

South — RE-20

East — RE-20

West —RE-20/08

LDR

Development Solutions

Logan Blake

Z:\Planning and Zoning\Common\Plats\2015 Plats\Preliminary Plats\2015-PP-013 Meadows Edge Phase 1\PC 2015-PP-013

Meadows Edge Phase 1.docx
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ITEM 3B
Preliminary Plat
PLANNING COMMISSION AGENDA REPORT: 04/28/2015
PRELIMINARY PLAT

SunRiver Phases 49-57
Case No. 2015-PP-012

Reference: 2015-ZCA-005

Request: A request to approve a preliminary plat for a one hundred sixty-six (166)
lot residential subdivision

Location: Approximately 4300 S Pioneer Drive
Property: 48.40 acres

Number of Lots: 166

Density: 3.43 du/ac
Zoning: PD-R
Adjacent zones: This plat is surrounded by the following zones:

North — R-1-10 (River Stone subdivision)
South — PD-C (Fire Station, Hobby Garages)
East — PD-C (Vacant — future commercial)
West — PD-R (Sun River subdivision)

Applicant: Rosenberg Associates
Representative: Matt Kelvington
Phases: Phase 49 — 21 units on 6.74 acres

Phase 50 — 22 units on 5.28 acres
Phase 51 — 22 units on 7.68 acres
Phase 52 — 16 units on 4.50 acres
Phase 53 — 11 units on 2.94 acres
Phase 54 — 16 units on 3.81 acres
Phase 55 — 17 units on 4.04 acres
Phase 56 — 21 units on 5.74 acres
Phase 57 — 20 units on 7.67 acres
Comments:

Z:\Planning and Zoning\Common\Plats\2015 Plats\Preliminary Plats\2015-PP-012 Sun River Phases 49-57\PC 2015-PP-012
SunRiver Phases 49-57.docx
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ITEM 3C
Preliminary Plat

PLANNING COMMISSION AGENDA REPORT: 04/28/2015

PRELIMINARY PLAT

The Villas at Cottam Ridge
Case No. 2015-PP-014

Reference:

Request:

Location:

Property:

Number of Lots:

Density:
Zoning:

Adjacent zones:

General Plan:
Applicant:
Representative:

Comments:

Case No. 2014-ZC-012

A request to approve a preliminary plat for a sixty (60) lot residential
subdivision

River Road & 1850 South

8.55 acres

60

7 du/ac

PD-R

This plat is surrounded by the following zones:
North — R-1-10
South — R-3/C-3
East — R-1-10
West — R-1-10
MDR

Wright Homes
Derek Wright

Z:\Planning and Zoning\Common\Plats\2015 Plats\Preliminary Plats\2015-PP-014 The Villas at Cottam Ridge\PC 2015-PP-014 The Villas at

Cottam Ridge.docx
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PLANNING COMMISSION
CITY OF ST. GEORGE
WASHINGTON COUNTY, UTAH
February 24, 2015 - 5:00 PM

PRESENT: Chair Ross Taylor
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
Commissioner Don Buehner
Commissioner Todd Staheli
Commissioner Diane Adams
Commissioner Julie Hullinger
Council Member Joe Bowcutt

CITY STAFF: Assistant Public Works Director Wes Jenkins
Planning & Zoning Manager John Willis
Planner II Ray Snyder
City Surveyor Todd Jacobsen
Assistant City Attorney Victoria Hales
Planning Associate Genna Singh

EXCUSED:

FLAG SALUTE

Chair Ross Taylor called the meeting to order and asked Commissioner Don Buehner to lead the
flag salute at 5:02 pm.

L. FINAL PLATS (FP)

A. Consider approval of a sixteen (16) lot residential subdivision for “Mulberry Estates
Phase 9% The representative is Mr. Brad Peterson, Development Solutions. Lots 117
thru 130 are zoned R-1-12 (Single Family Residential Estate 12,000 sq. ft. minimum
lot size) and Lots 131 and 132 are zoned RE-20 (Residential Estate 20,000 sq. ft.
minimum lot size). Located at approximately 2880 East and 3110 South (in the little
Valley area). Case No. 2014-FP-076. (Staff — Todd J acobsen).

John Willis presented the item with no comments.

Assistant City Attorney Victoria Hales asked if note 10 regarding lot 132 was added.
John Willis stated he would verify.

Assistant City Attorney Victoria Hales said she would check after the meeting.

B. Consider approval of a twenty-six (26) unit residential subdivision for “SunRiver St
George Phase 46” The representative is Mr. Brandon Anderson, Rosenberg
Associates. The property is zoned PD-R (Planned Development Residential) and is
located along Whitestone Drive between Pearl Vista Drive and Blue Star Drive. Case
No. 2014-FP-059. (Staff — Todd Jacobsen).

John Willis presented the item with no comments.
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C. Consider approval of a roadway dedication final plat for “2350 East Street and
Horseman’s Park Drive Roadway Dedication Plat.” The representative is Mr.
Scott Woolsey, Alpha Engineering, Located at approximately 2350 East and 3220
South (Little Valley area near ‘The Fields at Little Valley Park,” Sunrise Ridge
Intermediate School, and Little Valley Elementary School. Case No. 2015-FP-006.
(Staff — Todd Jacobsen).

John Willis presented the item. The road dedication was never carried through so this plat will
complete that dedication.

Commissioner Diane Adams asked if legal has any comments.

Assistant City Attorney Victoria Hales replied that she would review the plat prior to signing.
Item 1A should be subject to the note being added.

Commissioner Don Buehner asked if Item 1C also has a condition of approval.

John Willis replied no. Item 1C is a presented to rectify something that hadn’t been done
previously. No condition is needed.

MOTION: Commissioner Don Buehner made a motion to approve final plats 1A, 1B and
1C with the condition that Item 1A is subject to legal approval for the note regarding lot
132 drainage and this is based on the presentation by staff and that the plats meet the
requirements and authorize chairman to sign.

SECONDED: Commissioner Nathan Fisher seconded the motion.

AYES (7)

Commissioner Ro Wilkinson

Commissioner Don Buehner

Chair Ross Taylor

Commissioner Nathan Fisher

Commissioner Diane Adams

Commissioner Julie Hullinger

Commissioner Todd Staheli

NAYS (0)

Motion carries.

2. PRELIMINARY PLAT

A. Consider approval of a preliminary plat for a three (3) lot commercial subdivision for
“Riverside Business Park.” The applicant and representative is Mr. Wes Davis. The
property is C3 (General Commercial) and is located at 359 and 377 East Riverside
Drive. Case No. 2015-PP-003. (Staff — Wes J enkins).

Wes Jenkins presented the item.

The applicant is proposing to subdivide the property into three parcels so that each parcel owns
the land the building occupies. Each proposed lot will have the required number of parking stalls
for the existing building on that lot. Access, utility and drainage easements will be required for
proposed lot 3 through proposed lots 1 and 2.
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Chair Ross Taylor asked if there will be an association.
Wes Jenkins said no. Each parcel will own the ground beneath it. There will need to be utility
and access easements. Lots 1 and 2 have frontage.

Councilman Joe Bowcutt asked if the parking is already improved.

Wes Jenkins said yes, the parking exists.

Assistant City Attorney Victoria Hales asked if there will be a cross parking agreement or will
each building stand alone.

Wes Jenkins replied they will not need a cross parking agreement. They’ll all stand alone.

Chair Ross Taylor questioned if each building meets the requirements.

Wes Jenkins said yes, they do.

Assistant City Attorney Victoria Hales asked if each meets setback, parking and landscape
requirements.

Wes Jenkins stated there is landscape on the frontage for lots 1 and 2.

Wes Davis added that there is landscape on lot 3 in the parking islands.

Assistant City Attorney Victoria Hales asked again if the lots meet all the requirements, for
instance, lots 1 and 2 have Riverside Drive frontage and require landscaping.

Wes Jenkins said they do but staff will verify again to be sure.

Commissioner Ro Wilkinson asked what the line through lot 3 represents.

Wes Jenkins explained that drainage collected on lot 3 will be piped so there will need to be an
easement for that. The easement is for sewer, cross-access, and drainage.

Commissioner Nathan Fisher asked if the line on the island to Riverside is also drainage.

Wes Jenkins said that is for water so there will need to be an easement there as well.

Assistant City Attorney Victoria Hales asked if the parking lots would require landscape islands.
Wes Jenkins replied that 35 stalls require 5% landscaping so that will come to staff for approval
Commissioner Diane Adams asked how much landscaping is required per lot.

Wes Jenkins said if they have 35 parking stalls then 5% of the parking area has to be landscaped.
Commissioner Diane Adams noted that lot 3 would be the only one even close to that.

Wes Jenkins said they will have to bring this up to standards for landscaping,

Commissioner Nathan Fisher stated this is the preliminary plat and they’ll all have to stand alone
for the final.

Assistant City Attorney Victoria Hales explained that the setbacks, parking and landscaping all
need to be met.

Commissioner Don Buehner clarified that this is simply to allow the one lot into three.
Commissioner Nathan Fisher said yes, and then before the final they need to meet the
requirements.

MOTION: Commissioner Ro Wilkinson made a motion to accept the Preliminary Plat
based on staff and legal comments.
SECONDED: Commissioner Diane Adams seconded the motion.
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AYES (7)

Ro Wilkinson
Don Buchner
Ross Taylor
Nathan Fisher
Diane Adams
Julie Hullinger
Todd Staheli
NAYS (0)
Motion carries. J

B. Consider approval of a preliminary plat for a five (5) lot residential subdivision for
“Tupelo Estates Phase 3.” The applicant is Development Solutions Group, Inc. and
the representative is Mr. Steve Kamlowsky. Located at 3230 S Amaranth Drive. Case
No. 2015-PP-004. (Staff — Wes Jenkins).

Wes Jenkins presented the item.

The density of this plat is greater than an R-1-8 allowance but if you combine phase 3 with
phases 1 and 2 it does meet the density standard for an R-1-8 subdivision. We’ll make sure the
overall density is equal to or less than the allowance.

Commissioner Nathan Fisher asked if density is calculated per phase or per subdivision.
Assistant City Attorney Victoria Hales stated that legal needs to look into this to see if the
development agreement covers density. Staff does not know what subsequent plats are coming in
but the code says each plat is considered a subdivision.

Chair Ross Taylor noted that historically we have looked at the entire project rather than specific
phases.

Assistant City Attorney Victoria Hales agreed that that has happened in the past but this is
subject to a development agreement.

Wes Jenkins stated that if each phase needs to meet the density then they can adjust their
boundary line and come into compliance.

Assistant City Attorney Victoria Hales said we’ll have to look at the past and current
subdivisions per phase.

Chair Ross Taylor stated that the model used in the past is that you must meet the standard for
the overall development.

Wes Jenkins added that the north western lot will most likely go away and become a pool and
clubhouse that will become common area. They were supposed to change that if that is their true
intention but they did not get that to me prior to this meeting,

Commissioner Nathan Fisher asked if that modification would help the density.

Wes Jenkins answered that with the change the density would fall in line with the standard.
Assistant City Attorney Victoria Hales countered that that may not be true if the lot is large
enough to swing the density the other way.

Councilman Joe Bowcutt asked if the current acreage would remain and the unit number would
decrease with that modification.

Wes Jenkins said that is correct and then they’ll need an HOA.
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Assistant City Attorney Victoria Hales asked if this plat is ready for approval tonight.

Wes Jenkins replied that they will amend the plat later.

Steve Kamlowsky (Development Solutions) explained that lot #51 will turn into common area.
We would change this on the final plat, not now. That will be shown and dedicated as common
area at that time.

Wes Jenkins clarified that the approval tonight would be for lot 51 to be common area.,

Chair Ross Taylor noted that if utilizing lot size averaging, that lot cannot be figured into the lot
size averaging.

Wes Jenkins said it will be part of the overall density. You take the total acres divided by the
number of lots.

Commissioner Todd Staheli stated that we had this last meeting too where we approved
something that wasn’t really before us.

Wes Jenkins reiterated that the request is for common area not a residential lot.

Assistant City Attorney Victoria Hales asked if there will be an HOA.

Wes Jenkins said yes, they’ll need an HOA that would own and maintain the area.

Assistant City Attorney Victoria Hales asked if this preliminary plat shows us the requirements
according to code regarding layout and density.

Wes Jenkins answered it does not accurately show the area that should be common area rather
than a lot. Approval is conditioned on the revised lot 51 being shown as common area.

Commissioner Nathan Fisher stated that with lot size averaging there are ways to proceed. If it
doesn’t meet the standard it then becomes a problem. Can we condition a development
agreement?

Wes Jenkins stated that if you pull the lot out and do just the four lots the density is three (3)
dwelling units per acre so it will comply on its own. The data box will also need to be revised.

Commissioner Don Buehner asked if lot 51 is common area, does the phase meet the density.
Wes Jenkins said it does.

Commissioner Todd Staheli asked if lot layout is required to vote on a preliminary plat.
Commissioner Nathan Fisher stated the revision can be a condition prior to the Council meeting,
Assistant City Attorney Victoria Hales said it is preferable that the plat be resubmitted prior to
City Council and your approval be subject to it being revised.

Wes Jenkins added that there is a staff question: is it enough amenity for an HOA to care for?
Commissioner Nathan Fisher asked if this is this being annexed into the larger subdivision.
Wes Jenkins said it would be part of phases one and two as well as future phases.
Commissioner Don Buehner asked if HOAs are concerns for the Planning Commission to
consider.

Wes Jenkins replied they are not.

Commissioner Nathan Fisher added that we’ve had issues where amenities are needed and then
aren’t installed and then residents are negatively affected.

Assistant City Attorney Victoria Hales clarified that we look to see if an HOA exists but we do
not have a direct interest in their private agreement provisions.
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Commissioner Nathan Fisher added that if they are lot sizing the whole project and the new
phases can’t stand alone they should put in that develop agreement now.

Commissioner Diane Adams asked how many phases are anticipated.
Steve Kamlowsky said phases 1 and 2 are approved. This is phase 3. We anticipate 5 phases
total with 75 homes. We’ve got about 50 approved currently.

MOTION: Commissioner Diane Adams made a motion to accept 2b subject to the removal
of lot 51 from this phase to be defined as HOA common area and that the map and site
data be corrected before going to City Council.

SECONDED: Commissioner Julie Hullinger seconded the motion.

Commissioner Nathan Fisher asked that a clarification be made that they are not removing
lot 51 but changing the nature from residential lot to common area.

Commissioner Diane Adams corrected the motion to reflect that lot 51 is to be designated
as HOA common property.

Commissioner Don Buehner asked if the corrections being made prior to City Council are
still part of the motion.

Commissioner Diane Adams said yes that is.

Commissioner Todd Staheli asked legal if that satisfies everything.

Assistant City Attorney Victoria Hales replied there are no concerns with the conditions
outlined.

AYES (7)

Ro Wilkinson

Don Buehner

Ross Taylor

Nathan Fisher

Diane Adams

Julie Hullinger

Todd Staheli

NAYS (0)

Motion carries.

C. Consider approval of a preliminary plat amendment for a fifty-six (56) lot residential
subdivision for “Hawthorn Estates — Amendment.” The applicant is Development
Solutions Group, Inc. and the representative is Mr. Steve Kamlowsky. Located at
3000 East Crimson Ridge Drive. Case No. 2015-PPA-005.

Wes Jenkins explained that this originally came in with lots near Crimson and a park area at the
intersection of 3000 East and Crimson Ridge. They have come back to add 3 lots south of where
the park was and remove the lots east of where the park was. The park is required for future
layouts.

Commissioner Nathan Fisher asked if the park would be common area.

Wes Jenkins said that would be a City park. It would be treated as a detention basin and
neighborhood park.

Commissioner Nathan Fisher asked if the park is required to be on this plat.

Wes Jenkins stated the next phase and layout will need to incorporate the park.
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Councilman Joe Bowcutt asked if the empty area now with no park and no lots is part of this plat
or another plat.

Wes Jenkins said it will come in with another phase. They’re removing the park area. The legal
description is along the lots that exist. They left the blank area to show you where the original
approval was.

Commissioner Don Buehner asked if the legal description is only for the lots shown.

Wes Jenkins said right, only the lots shown, and then future phases will account for the rest.
They’1l have to dedicate the southernmost road.

Commissioner Diane Adams asked if there will be lot size averaging.

Wes Jenkins said yes, they are requesting that. The zone is R-1-10. The smallest lot is 7,004 s.f.
50% or more of the lots have to be larger than or equal to the standard lot size.

Assistant City Attorney Victoria Hales asked if the smaller lots are disbursed or clustered.

Wes Jenkins said they are disbursed throughout the project.

MOTION: Commissioner Julie Hullinger made a motion to approve 2c¢ and include staff
comments.

SECONDED: Commissioner Todd Staheli seconded the motion.
AYES (7)

Ro Wilkinson

Don Buehner

Ross Taylor

Nathan Fisher

Diane Adams

Julie Hullinger

Todd Staheli

NAYS (0)

Motion carries.

3. ZONE CHANGE (ZQ)

A. Consider a zone change from R-1-10 (Single Family Residential 10,000 sq. ft.
minimum lot size) to PD-R (Planned Development Residential) on 10.26 acres to
accommodate a multiple family development project consisting of fifteen (15)
dwelling structures which includes 225 apartment units, a clubhouse, two pavilions,
and covered garage structures. The project is “Grayhawk Apartments at River’s
Edge.” The property is located between Riverside Drive and the Virgin River and
runs from 2200 East to 2450 East (approximately 501 South 2200 East). The
applicant is Grayhawk at Rivers Edge LLC and the representative is Mr. Rob Reid,
Rosenberg Associates. Case No. 2015-ZC-004. (Staff — John Willis).

John Willis presented the following;

The applicant is Bach Homes and Mr. Kris Kinkade is present. There has been an amendment
that was distributed to you and is accurate on the wall as well. In the agenda, it stated there are
225 units and there are 244 units.
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*John Willis showed a powerpoint. *

The general plan was changed March of 2014 for high density residential. The application does
meet the general plan. This is a proposal to build 244 units on an 11.37 acre parcel. The project
will consist of eight 4-story, one 3-story, and three 2-story buildings. Four story buildings will
be approximately forty-five (45) feet tall. Two story buildings will be located on the southwest
perimeter of the project and will be approximately twenty-three (23) in height. The project will
have one three story building, which is located along the northwest border and adjacent to the
existing two story townhouses. The existing townhouse property is approximately ten (10) foot
higher than the proposed project. The applicant reduced the height to three stories, in order to
mitigate the height for the adjacent property. Given the ten feet grade change between
properties, the three story building will appear to be two stories to the adjacent property.

There will be 244 units with a density of 21.46 dwelling units per acre. The high density range is
10-22 units per acre so they are at the upper end of that allowance. The parking — they are
providing the covered parking and 2 stalls per unit parking. For the guest parking; for every 3
units 1 spot is required. Code states that City Council can reduce guest parking per
recommendation from Planning Commission. They are requesting a reduction of 63 parking
stalls for a total of 18 guest stalls. There is an engineering firm that studied 3 projects in the
community and the applicant will discuss that recommendation. They do meet the 30% open
space requirement. They also exceed the 200 s.f. per unit recreation requirement. Access will be
on 2450 East and 2200 East. The 4-story building is proposed at 45 in height. Zoning
Ordinance does limit the height to 35’ unless approved as part of the overall PD zone change.

Commissioner Todd Staheli asked which the 4-story building is.

John Willis said there will be 2, 3, and 4-story buildings. Anything greater than 35’ needs
approval. Those 4-story buildings will need to be approved as part of the request. Building M is
by an existing townhome project with a 10 elevation difference. That building will be 3 stories
to reduce impact to that project.

Councilman Joe Bowcutt asked if there is access by the church and on 2450.

John Willis said there is one at 2450. 2200 East will provide access and then 2450 is a primary
access.

Commissioner Nathan Fisher asked if 2450 will connect through the project.

John Willis replied it will be just enough to access their project. Typically a developer would
improve the roadway adjacent to the subject property.

Councilman Joe Bowcutt: so no through road ri ght now?

John Willis said no.

Councilman Joe Bowcutt asked if 2450 is a through road in the roadway master plan.

John Willis said yes.

Commissioner Julie Hullinger asked if the road by church would be extended.
John Willis answered yes and then the frontage will be improved. The gap not adjacent to their
property they will not improve. The gap is City owned property.

Commissioner Nathan Fisher asked if south of the road is private property.
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John Willis said the river is to the south. The property is mostly isolated.

Commissioner Nathan Fisher asked if the improvements on 2450 will be the entire width or half,
Wes Jenkins said they’ll improve from the round-about dowr. They’ll improve that completely.
2450 will be improved on their side only.

Commissioner Nathan Fisher asked what the likelihood of the road being completed is.
Councilman Joe Bowcutt asked if 244 units will be utilizing only 25’ of roadway.

Assistant City Attorney Victoria Hales asked staffif 25’ is adequate for that number of units.
Wes Jenkins said 25 is sufficient.

John Willis added that there is a TIS being reviewed.

Assistant City Attorney Victoria Hales said it appears there is a south entrance but no road there.
Wes Jenkins said they have to provide a minimum of 25° unless TIS indicated they need to
provide more.

Councilman Joe Bowcutt said west of 2200 will be wider but I'm concerned that 2450 is only
25" because no one will finish the road on the south end of the development.

Wes Jenkins stated that they are only required what they need for their development. If the TIS
and City agrees that is all they are required and then the City has to finish the road.

Commissioner Julie Hullinger asked if there will be a traffic light at the church.

Wes Jenkins said there will be lights north and south of their development. The signal is planned.
The TIS for their development states the level of service is still acceptable. By 2020 a signal will
be warranted.

Commissioner Nathan Fisher stated that everyone who lives on the west of the development is
going to go through the development to £o up to the light.

Wes Jenkins added that the City does plan for a park east of this project. I anticipate fields to the
east and playground northeast and then the City will finish the road with the park.

Councilman Joe Bowcutt asked if there will ever be access from the west end toward the credit
union.

Wes Jenkins replied there will be entrances into the commercial development. There will also be
a lift station south of the project and pumped out to Riverside.

Chair Ross Taylor asked that the parking request be clarified.

John Willis stated that code does allow a reduction in guest parking. They need 81 guest spaces
per code and they’ve requested a reduction of 63 so out of the 8] they want to provide 18 guest
parking space. The proposal is to provide 2 parking spaces per unit with 244 covered and 244
open and 18 spaces for guest parking for a total of 506. The requirement is 569 so the reduction
is for 63 spaces. The parking reduction is a concern of staff. Note — the guest parking reduction
needs to be addressed, second is the height in excess of 35’ and third is the HDR range to see if
their proposal is appropriate in this area. There is a landscape plan that meets code for the open
space requirement. There are elevations proposed in the packet and a material board for review.

Commissioner Nathan Fisher asked what types of buildings are in the surrounding area.
John Willis said there is some other high density in the area. There are also commercial uses, a
church, Millereek school and townhouses and then a park and river. It is isolated.
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Commissioner Nathan Fisher asked the height of the neighboring complex.
Commissioner Julie Hullinger said those are 3 stories.

Randy Rindlisbacher (Bach Homes):
*showed powerpoint of past and proposed projects*

We built The Falls at Mesa Point with a density of 17 units an acre and 3 story buildings at about
35’. There are 198 units there. We take pride in our amenities and landscaping. The site and
landscape plan has been presented to you. We try to break up the building mass with
architectural relief, Buildings A and B are the 2 story garage buildings.

Councilman Joe Bowecutt asked if access to the garages is in from the back of the property.
Randy Rindlisbacher replied there is a drive aisle in the interior of the property. Density is a hot
topic and we recognize that. It’s important to recognize that if you drive past a project you can’t
really say how many units are there. What’s important is what it looks like. That’s what we're
hoping. Our pool will incorporate a splash pad area, hot tub and gazebos. There will also be a
pavilion with fire places. There will also be a fitness center and playground as well as billiards,
tanning bed, and sauna. We have 3 color schemes — every building will have the same rock and
shingle — the stucco colors will be the same on all which is the accent color — the trim around the
windows will also be the same on all. The 2 wall colors are what varies. The lower color is the
lower half of the building. There will be java, sage, and slate buildings. The south entrance has
the clubhouse and half size buildings.

Commissioner Diane Adams asked what separation will be between this project and the church.
Randy Rindlisbacher said there will be the existing retaining wall and then an additional
retaining wall 5° away from the existing and then a 6’ privacy fence.

Councilman Joe Bowcutt asked if the space between walls will become a no man’s land.
Randy Rindlisbacher said the gap will be landscaped and maintained by us.

Commissioner Ro Wilkinson asked what lighting will be used.
Randy Rindlisbacher responded that we don’t do poles the lighting will be downward facing on
the building. We’ll have photo metrics done so we don’t have light pollution.

Assistant City Attorney Victoria Hales asked how tall the wall shown by building M is.

Randy Rindlisbacher answered that it’ll be 6° of the fence wall with retaining beneath. It’s all
existing — existing is 10’ there by the existing townhome and then we’l] step back and have
another retaining wall.

Assistant City Attorney Victoria Hales stated that the portrayal doesn’t seem to meet the code.
Commissioner Nathan Fisher noted that if recommended for approval and the depiction is not
accurate per ordinance for the stepping back is that significant?

Randy Rindlisbacher stated that the wall has not been engineered at this point. We’ve depicted it
as accurate as we think it can be but we are not certain.

Commissioner Nathan Fisher asked for clarification if the wall depiction is part of the approval.
Assistant City Attorney Victoria Hales counseled that this is a PD zone so you’re approving
aspects of the site plan but you are not approving the construction drawings. Those will need to
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meet code and they won’t be allowed to violate the fence ordinance. However there is concern
about the site from the adjacent properties so you may ask how the applicant is addressing that
and if it is screened to protect the adjacent townhomes and fence.

Randy Rindlisbacher continued:

Parking per your code is resident parking and guest parking at a total of 2.33 per unit. 10-19-4 —
talks about 2 spaces reduced to 1.5 for residents — under guest parking states there is reduction if
evidence supports decrease for guests. I have two pieces of evidence we feel merit the decrease.
Based on our experience we’ve created an analysis. The stalls provided per unit, at most, was
2.14 spaces per unit at our complex here at Mesa Point. We do not have a parking problem at
any of our facilities. Second — we recognize that we are biased so we asked a third party to look
into this matter as well. We hired Hales engineering out of SLC. Their study was here in St.
George at 3 facilities. Their study showed that the demand was far less than the supply at each
facility. We have provided 2.07 spaces per unit. I feel like that is the best I can do without
compromising the project. We have some nice open space area. I'm at 35% open space and
only need 30%. If I have to I can eliminate OS and put in parking but I would much rather not do
that.

Commissioner Don Buehner said the time of the parking study was when there are probably not
guests, from midnight to 4am. You have 81 required guest parking and 18 proposed, please
explain.

Randy Rindlisbacher explained that the engineers followed what is recommended per industry
standard. The recommendation from the industry is that the greatest parking demand is 12-4am.
We’re going from 2.33 spaces per unit to 2.07 spaces per unit.

Chair Ross Taylor countered that the study is measuring parking occupancy of the residents and
not the guests. You’ll find that there’s 90% utilization in this study which shows that 2 parking
per unit is not unreasonable. How do you deal with only 18 guest parking spaces? When this is
established will the resident parking be identified so they’re reserved per apartment?

Randy Rindlisbacher said the 1 space per unit covered is reserved. The open parking is first
come first serve and has not been a problem with other projects.

Commissioner Todd Staheli asked what the mix is through the project.
Randy Rindlisbacher said there mix is: 50% 2 bed, 20% 3 bed, and 30% 1 bed.

Commissioner Julie Hullinger said I live by The Falls and I’ve gone there often and there’s never
a parking problem.

Commissioner Don Buchner asked why 81 guest spots cannot be designated.

Randy Rindlisbacher said it’s not common to have 81 guests at the same time.

Commissioner Don Buehner asked how 18 spots were determined.

Randy Rindlisbacher explained that total is more applicable to the project.

Commissioner Don Buehner stated guest parking during the day is typically the problem. 18
spots is not a lot.

Commissioner Nathan Fisher stated the owners of the commercial complex by The Falls have
people from the Falls park in their lot because they don’t have space closer. They have asked if
they can tow so it may be that we might not see it but it does happen at The Falls.
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Randy Rindlisbacher stated that the code does allow for a reduction in guest and resident
parking. Hales study recommendation was 1.73 — 1.90 spaces per unit would be adequate for
this project and our proposal is for 2.07 spaces per unit.

Commissioner Julie Hullinger said there is a concern about traffic coming out of this project.
Randy Rindlisbacher said 2450 will be extended west. We’ll construct along our frontage and
2200 east. Smiths will extend their frontage as well.

Commissioner Julie Hullinger asked if there is a timeline for completion.

Randy Rindlisbacher said the projects should be running concurrently.

**Commissioner Nathan Fisher left at 6:55 pm**
Chair Ross Taylor opened the public hearing.

Cameron Ferguson — SunRiver — the parking is about a 70% reduction. If this development can
reduce then any development can reduce that much. The time of midnight to 4am is not when
guests are visiting. We haven’t talked too much about why the buildings are so high. It seems
that a lot of the presentation is about what could be done in the future and I don’t see how that
correlates. I don’t understand why there is a rule that can be thrown out the window. The
reduction is very significant.

Rob Reid (Rosenberg) stated that what the Planning Commission needs to establish is if reducing
the parking for residential units is appropriate and once that is established your guest parking
increases. The retaining walls will be to code. The reduction is 2.1 spaces for the units overall
but if you look at just the amount per unit is 2. There is an allowance of 1.5 for residential units.
If that is determined your guest parking will increase. Ifit is appropriate to reduce from 2.0 to
1.5 per resident then the guest argument goes away.

Commissioner Diane Adams asked what percentage of the units are 1 bedroom.

Randy Rindlisbacher replied: 30% 1 bed, 2 bed 50% and 20% 3 or 4 bedroom mix

Chair Ross Taylor noted that it would seem that a 4 bedroom and 3 bedroom would use 2 stalls,
It is realistic to require 2 per unit. Your study identifies that when no visitors are there the
occupancy was 1.7 to 1.9.

Randy Rindlisbacher — right, but there are no guests. The open parking can function as resident
or guest.

Oliver Smith said that a reduction in parking calls for a good transit system.,

Wayne Conners — my concern is that parking is always a problem. I see there is no public transit
in this area and this is a long complex. If there are only 18 units for guest parking you may be
walking quite a ways.

Barbara McGloclan stated that pushing aside regulation doesn’t bode well for the future.

Chair Ross Taylor noted that the ordinance does allow for it. The Planning Commission can
determine what is in the best interest of the community. It’s not for all ordinances it is specific to
parking.
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Chair Ross Taylor closed the public hearing.

Randy Rindlisbacher added to the parking argument stating the code requires 2 per unit and .33
for guests. One way to look at this is that I’m not lowering guest but lowering resident from 2.0
to 1.7ish. Those open spaces are a dual function and I don’t want to lose those. The code says it
can be reduced if evidence supports it.

Commissioner Todd Staheli asked if the project could meet code by utilizing the 5% extra open
space available.

Randy Rindlisbacher said no; we would have to reduce density. Idon’t want to add parking that
will sit empty when I can have usable open space.

Assistant City Attorney Victoria Hales asked if the guest parking being within so many feet, as
required by code, has been addressed.

Randy Rindlisbacher said no, but I am aware of the 200’ requirement. The covered parking is
the reserved so the open parking is closer to the buildings.

Councilman Joe Bowcutt stated that he would park in the open stalls because it’s closer to the
building rather than in an assigned covered spot.

Chair Ross Taylor asked if the applicant would be willing to go from 2.07 to 2.1 spaces.
Randy Rindlisbacher said it could be considered but open space would be lost.

Commissioner Don Buehner countered that the density could be reduced as well.

Randy Rindlisbacher said there are 61 empty spaces at The Falls. For me to add more when there
arc so many empty doesn’t make sense.

Commissioner Diane Adams asked if the complexes in the study were at 100% occupancy.
Randy Rindlisbacher said they were.

Commissioner Diane Adams noted that there are 8 buildings at 4 stories. If you reduce 2
buildings to 3 stories, what would the density translate to?

Randy Rindlisbacher stated that 16 units would be lost if you lowered 2 buildings. I would be
reluctant to lose density. I feel that 2.07 parking is not only adequate but really in excess.
Assistant City Attorney Victoria Hales counseled that code does require the standard parking
unless you determine that the parking should be reduced based on evidence. Our code is based
on evidence when the code was drafted that those spaces would be needed. You may vary based
on evidence, and any parking reduction needs findings.

Commissioner Don Buchner noted that 8 of the buildings go over the 35’ standard.
Commissioner Todd Staheli asked if the 3 story buildings are within the 35’height restriction.
Randy Rindlisbacher said he wasn’t sure about the height of the 3 story buildings.

Commissioner Don Buehner continued: you’re asking for variations and you have presented
good evidence. It is a unique location. It does sit in an isolated area. If you have parking
problems — buildings K and L will have the least amount of parking whereas the others have
more spaces. Building M is a large building with limited parking near it. One option is that we
recommend that 6 of the 8, 2-story buildings be approved for height variation and the other we
recommend fall within the 35° height restriction. IfI look up in that funny corner your parking



Planning Commission Minutes
February 24, 2015
Page 14 of 22

congestion will be up there by building M. 1 see that being a problem area. I don’t know that it
would be wise for 8 buildings to exceed the height.

Randy Rindlisbacher agreed that there are fewer spaces in that area of the project, however
building M we’ve already lowered to 3 stories rather than 4. The parking at 2.07 is excessive.

Councilman Joe Bowcutt noted that this type of project is badly needed in our area. The location
is wonderful. Concessions are going to need to be made both ways to make this work. The
overall is wonderful but the City and developer need to make additional concessions to make this
happen.

Assistant City Attorney Victoria Hales counseled that the Planning Commission
recommendation can be with conditions about parking and density and then City Council
reviews your recommendation. This project is in the general plann as high density residential
which is 10-22 units and the request is for 21+. He has requested the highest density, a reduction
in parking, and a height increase. You can review access and traffic flow. The reduction in
parking is 63 spaces.

Chair Ross Taylor said we need to move forward and consider a compromised proposal.
Councilman Joe Bowcutt said many times when a project like this comes forward there is
neighbor out to complain and there are none out here tonight. It seems like the perfect scenario
if the differences can come to an agreement.

Commissioner Todd Staheli asked how tall the 4 story buildings are.

Randy Rindlisbacher said 45°8” is the tallest. I ask that you approve this with conditions so I can
move forward and discuss this with the other owners as well.

John Willis added there are 8 4-stories buildings at a maximum height of 45°8”, there is one 3
story, three 2-story, and one 1-story.

MOTION: Commissioner Don Buehner made a motion to recommend approval for the

project with the condition that 6 of the 8 buildings be considered for a height variance

rather than 8. I recommend City Council approve this zone change for Grayhawk at

River’s Edge because we feel, based on the evidence and comments tonight, that this is a

good addition to the community. The conditions are to address 3 requests: 1 is parking per

unit, 2 is height, 3 is density. It is appropriate to consider concession to have 6 buildings

rather than 8 be permitted a height variance.

Commissioner Todd Staheli asked that the motion specifically call out buildings K and L

be restricted to 35°.

Commissioner Don Buehner clarified that the recommendation is that buildings C, D, F, G,

H and J be granted up to 45° 8” but buildings K and L must fall within the 35’ limit.

Assistant City Attorney Victoria Hales asked about the parking reduction.

Commissioner Don Buehner stated that he wasn’t sure of the exact math but the applicant

did produce evidence for the reduction.

Assistant City Attorney Victoria Hales asked if the intent is that the reduction in density

will address the parking.

Commissioner Don Buchner stated that the recommendation is that the variance in
arking be granted. We don’t ask for increase in parking; spaces will not be gained but
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there will be a better percentage per unit with the reduced density.

Chair Ross Taylor clarified that the parking will remain at 506 stalls which is 2 per unit
plus 50 guest.

John Willis stated the reduction would be 31 spaces.

SECONDED: Commissioner Julie Hullinger seconded the motion.

Chair Ross Taylor clarified that the motion is for 35’ max for K and L and the parking is
to stay at 506 spaces with reduced density.

AYES (6)

Commissioner Ro Wilkinson

Commissioner Don Buehner

Chair Ross Taylor

Commissioner Diane Adams

Commissioner Julie Hullinger

Commissioner Todd Staheli

NAYS (0)

Motion carries.

**Break at 7:40 PM**
**Meeting resumed at 7:48 PM**

B. Consider a zone change request to rezone 76.42 acres to allow Part #1) Amendment
No. 6 to the St George SunRiver Planned Development Zone (SunRiver PD) to
move approximately 30 acres of the Interchange PD into the SunRiver PD, and to
update its land use to become PD-R (Planned Development Residential), Part #2)
allow an Amendment No. 2 to the ‘Atkinville Area Zone Plan’ (Interchange PD) to
update the balance of the property to join the existing 8.1 acres Community
Commercial (CC) as defined by the Atkinville Interchange PD which will increase
the amount of CC to 27.9 acres, and Part #3) to update the location of the signage
parcel used for advertising the SunRiver St George community. Note that the above
actions include elimination of the ‘Employment 2’ and the ‘RV Park Land’ uses. The
property in Part # 1 & #2 is generally located westerly of Pioneer Road and northerly
of Bluegrass Way. The property in Part #3 is generally located south of the Atkinville
Wash, west of the I-15 Freeway, and east of the residential lots 2122 thru 2128 along
Silk Berry Drive. The property owner is the State of Utah (SITLA - State Institutional
Trust Land). The applicant is SunRiver St George Development, LC in cooperation
with SITLA and the representative is Mr. Scott McCall. Case No. 2015-ZC-005.
(Staff — Ray Snyder).

Ray Snyder presented the following:
This is on approximately 76 acres. Properties surrounding this area are PD-C and PD-R.
This is near fire station 8 and the new hobby and storage garages. The main thrust is to
bring in more residential area for single family homes and to take away some of the
commercial area. The before and after graphics show the proposed changes. The idea is
to remove the employment area and RV park. They would also change the RV and
hobby area to be part of the commercial area. There is an agreement and CCRs for this
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area saying it is a hobby area and no business licenses are allowed there. The SunRiver
master plan came forward in 1997. There are currently about 1800 residences and many
amendments to expand the overall area. The interchange was approved in 2007 for 516
acres known as Southblock. Previously the amendment for Southblock did give land to
the SunRiver PD. The proposal is to take about 30 acres from the Interchange PD and
transfer it into the SunRiver PD. The hobby huts and storage garages are permitted in the
community commercial parcel which is reasonable. They don’t belong in a residential
zone so the commercial zoning is an appropriate designation. SunRiver shows the 48.7
acres that would be residential and their design standards. The Community Commercial
(CC) by Interchange has been commercial for many years.

Scott McCall added that the sign location is also up for consideration. The existing sign is
located along the freeway and we just want to move it south 200°. We also wanted to
extend the timeline on the sign which would have expired in March 2017. The sign is
moving because construction is heading that way. The other thing that would make
the sign go away is if the last lot sells. Nothing else about the sign is changing.
We'll be back with preliminary plat(s) in a few weeks or months. Otherwise staff
presented very well the 3 different aspects. We’re moving the boundary and
changing the land use.

Chair Ross Taylor opened the public hearing,

Larry Sandall, SunRiver resident - I have one comment and four questions. The comment is that

many of the original lot owners paid a premium to the developer for the outside
perimeter lots on Ambassador Drive. There are 21 lots on the north side of
ambassador to the bike path and then the new area. This new development would
block the view of the existing home owners who paid premiums.
Questions — if used for additional homes for SunRiver, which is a 55+ community, it
may impact the HOA and financial situation. Has SunRiver informed the HOA? The
new lots are about 155, are they part of the 2,391 restriction for the overall SunRiver
development? Has the developer calculated the impact to the HOA for streets and
other such improvements? Finally — there is an amenities and facility committee.
Does the developer have plans to increase and improve the facilities?

Cheryl Sandal — the parameters of homes and the elevation of development is a concern to me.
Can the number of homes change during the rest of the process or is this approval final? Will the
home elevations be the same as the RV storage or lower? If they are the same as the RV storage,
it can be issue to those on Ambassador and ruin their views. I did not know if there would be a
pocket park in this area.

Barbara McGlocklan — I have similar concerns but I am more concerned about those on Carmel
Bluffs where they are currently building. There is a lot of blasting being done. I’'m on the corner
of Ambassador and would be close to this. If they do blasting how do they mitigate that and
prevent that from ruining surrounding homes. What about dust abatement?
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Wayne Conners — I agree with what has been said so far. I got 165 lots out of my calculation.
That increases the population by about 300 people. The facilities are pretty much maxed out and
the parking is a problem. If 165 more units are approved they’ll come to the community center
and need more parking. I would like the developer to meet with the current residents and address
these issues. The amendments did not include more units.

Scott McCall replied that it was the original approval. Right now we’re at 1850 units built out.
The approval was just under 2300.

Wayne Conners asked if in the amendments there was an increase in permitted units.

Scott McCall said no, we’ve decreased the number of units. There are 166 units for this
proposal.

Wayne Conners- concerns also with hills and valleys. We are suffering in some places where
they have scraped the high areas and filled the low. My floor has popped up an eighth of an
inch... and soil compaction issues exist as they go through and build out. Contractors in this
area don’t think much about compaction. Secondary item would be the building code should
require swales round a house to get rid of water. My house gets a puddle in the back and the
water is trapped. Other neighbors have the same problem and it’s a major concern. Other than
loss of privacy for those on Ambassador, there needs to be an expansion of the community center
and other recreation areas.

Claudia Matthews asked if the added lots will be part of SunRiver Community and not family
dwellings with children.

Chair Ross Taylor noted that most of the questions tonight need to be addressed by the HOA.

Scott McCall said that there will be 166 units for this project. There has been an ongoing
discussion with SunRiver if amenities are over taxed or not. Management has been trying to
encourage different timed activities to help relieve the recreation center. A lot of the amenities
are under-utilized depending on time of day. That being said there are discussions between the
developer and the board. The developer is no longer the declarant. The HOA and board runs the
management company. The developer retains certain rights to finish developing the remaining
properties and there was an expandable area in the CCRs that we were allowed to bring in
without consultation. We gave up all of those parcels except for this one. This area was always
planned on and the board has been aware. There may be additional negotiations for another
parcel but that is in the HOA control. Most of these things are voted on. There are several
pocket parks in this parcel and even some that are not shown. There is, at the northwest, a mail
box park, and an easement to cross City property for golf cart and pedestrian access. Lots of
landscaping and two other parks are on the east side. As for blasting — you just have to be really
delicate. These are trained professionals and if there is any damage we are on it right away.

Commissioner Todd Staheli asked how the blasting is handled. The damage isn’t always
immediate.

Scott McCall noted that SunRiver will hear blasting from the mine because those are big blasts.
We do blasting 100* from a home so it’s a different blast. It’s shallow and small with limited
wave lengths. The shock value has to be proven. There are soil tests and compaction tests. St.
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George does follow the International Building Code. There are soil engineers and testers for
roads and the pads. Our landscaper hates landscaping our pads because our compaction is so
well done. The topography is similar to what we’ve done in phases 10, 11, and 12. There will
be homes at a slightly higher elevation. There is a swale in the natural drainage on the west side
of the project. There are people disappointed that there will be homes across but they will be just
as nice and tidy as the homes that exist. Problems with water in the backyard we need to know
about that in the warranty office.

Cheryl Sandal asked if the homes will be as high as the RV pads or lower.

Scott McCall said they will be close to what the grades are across the way. It’ll be similar to the
current profile.

Commissioner Don Buehner asked if there is an HOA budget impact. Is that something you can
address?

Scott McCall said that everyone pays the fees and there’s a management company with
professional accountants handling the financing.

Commissioner Todd Staheli asked if there have been discussions regarding the recreation
facilities.

Scott McCall replied that that is a constant conversation.

Commissioner Todd Staheli noted that the size of the project is increasing.

Scott McCall countered that this is still within the overall unit approval.

Oliver Smith said my big concern is the compacting. The developer was released from the HOA
and all liability on the sidewalks and such is with the HOA. They replaced some sidewalks
because they cracked and sunk and some of those are already cracking and sinking again. If
approved the original developer needs to be made liable for streets, sidewalks, and homes. If you
get a high-moisture year there is going to be a lot of damage.

Barbara McGlocklan asked for clarification on what to do when there is cracking.

Scott McCall said call the warranty office. Call us and we’ll come look at it. If it’s from blasting
we will fix it but that has to go through the warranty office. We do compact our area. It’s a third
party contractor. Sidewalk all over the City goes bad and has to be replaced. We hold our
contractors liable because we have to deal with things that don’t work. If things break before a
reasonable warranty we’re stuck with it so we monitor it.

Less Price — Riverstone — the road from Sandpiper goes into Riverstone. I'm not sure how the
roads will handle the traffic or if they’ll come through our development. We do have families
with children through there. My concern is if the roads drawn can handle the traffic.

Jim Duranco — I’ll be an unfortunate one right next to this and was charged the premium lot
price. We bought this to have the large vacant area in our backyard. Now this is going away.
What happened to that premium? I want to see that premium come back to us.

Scott McCall responded that people may have been promised things wouldn’t be developed but
we know that’s not how it works. Land gets developed. Things like premiums or perpetual
views are not promised. This property could have been anything and I think they’ll be happy
with our development. As for Sandpiper — people coming into this area will come from Pioneer
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Road, which is a public street, onto Sandpiper which is a 66 public road. The interior roads will
be private. People will come from Pioneer not Sandpiper.

Commissioner Diane Adams asked where traffic will come through during construction.

Scott McCall said that Sandpiper will meet Riverstone. You want to have as much connectivity
as possible but the size of the road will help dictate what route people will choose to go. The
straight road from the development to Pioneer has good site distance.

Chair Ross Taylor closed the public hearing.

Ro Wilkinson asked if this will continue as a 55+ development.
Scott McCall said yes, it will be an extension of SunRiver.

Commissioner Don Buchner clarified that the request is from RV Park to residential so there
Never was an open space area. So the request is from RV and Commercial to residential?

Scott McCall said that’s right it was the RV Park and Employment area. We’re changing our
boundary and the uses listed.

Commissioner Todd Staheli — so you’re not changing from OS because it never was OS,

Scott McCall — right.

Assistant City Attorney Victoria Hales asked if the intent is to add this acreage to the original PD
text,

Scott McCall said yes, that is the intent.

Assistant City Attorney Victoria Hales added that youw’ll have to comply with the PD text about
open space and density.

Scott McCall said that’s all covered and we’ll comply with the PD text.

Commissioner Diane Adams noted that in her review the request stays within the original 2391
unit approval and they’re still under, there is golf cart access, there will be 1 story houses like the
are existing, and I’m happy to not see the commercial right there. I’ve watched a lot of growth
out there and I’ve been happy with it and enjoy the area.

MOTION: Commissioner Julie Hullinger made a motion to approve item 3B,

SECONDED: Commissioner Todd Staheli seconded the motion.

Commissioner Don Buehner asked that reasons for supporting the change be stated.
Commissioner Julie Hullinger said they are under their units and they acquired the
property a few years ago.

Chair Ross Taylor said it is in harmony with the pattern of SunRiver and there isn’t a
significant change.

AYES (6)

Commissioner Ro Wilkinson

Commissioner Don Buehner

Chair Ross Taylor

Commissioner Diane Adams

Commissioner Julie Hullinger

Commissioner Todd Staheli

NAYS (0)
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| Motion carries. ]

4. CONDITIONAL USE PERMITS (CUP)

A. Consider a request for permission to establish “Freedom Towing,” a towing and
impound yard in the Ft Pierce Industrial Park. The property is located at 4379
Progressive Drive and is zoned M-1 (Industrial). The applicant and representative is
Mr. Sterling Norton. Case No. 2015-CUP-003. (Staff — Ray Snyder).

Ray Snyder presented the following:

The code says that such use is permitted with a conditional use permit. The applicant did obtain
approval from the property management in Fort Pierce. There are typically 6-20 vehicles on site.
The average vehicle is stored for 2-10 days. Vehicles after 30 days are sent to auction. There is
no salvage. The property is already screened and landscaped.

Assistant City Attorney Victoria Hales asked if any additional paving is needed.
Ray Snyder said no.

Chair Ross Taylor asked what the surface is for the property.

Sterling Norton said there is gravel in the back but the front parking is paved.

Commissioner Todd Staheli asked if the vehicles are stored behind the building,

Sterling Norton said they are stored behind a block wall.

Commissioner Todd Staheli noted that the letter from Fort Pierce says behind building and out of
view.

Sterling Norton said vehicles will be behind the building in the yard.

Commissioner Ro Wilkinson asked if there are contracts with insurance companies.

Sterling Norton said he has contracts with the highway patrol and police department.

Commissioner Todd Staheli asked counsel if approval stays with the land and not the applicant.
Assistant City Attorney Victoria Hales said yes the approval stays with the land.

Councilman Joe Bowcutt clarified that this is an impound yard only.
Sterling Norton said there will be impound with an office and equipment.
Commissioner Todd Staheli asked how much equipment is on site.
Sterling Norton said there are five tow trucks.

Assistant City Attorney Victoria Hales reiterated that a CUP runs with the land and the
commission needs to address the findings and note that he has to comply with the fencing and
paving and other requirements of the zone.

MOTION: Commissioner Diane Adams made a motion to recommend approval of Item
4A, CUP for towing and impound yard subject to meeting all the applicable codes in the
area and based on the Fort Pierce management approval.

Assistant City Attorney Victoria Hales asked that the findings be addressed.

Commissioner Diane Adams added that the applicant must mitigate any detrimental
findings as noted in the staff report.
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SECONDED: Commissioner Todd Staheli seconded the motion.
AYES (6)

Commissioner Ro Wilkinson

Commissioner Don Buehner

Chair Ross Taylor

Commissioner Diane Adams

Commissioner Julie Hullinger

Commissioner Todd Staheli

NAYS (0)

Motion carries.

B. Consider a request for a Conditional Use Permit to construct a detached accessory
structure with a maximum ridge height of approximately twenty-one feet (21”) and
wall height of approximately fourteen feet (14”) for personal auto and RV storage.
The structure will be lap siding with a tile roof and be 1,000 s.f. (50’ x 20’). The
applicant is Mr. Jared Wade. The property is zoned RE-37.5 (Residential Estates,
37,500 s.f. minimum lot size). Case No. 2015-CUP- 004. (Staff — John Willis).

John Willis presented the following:

There is one aspect of this for the CUP and that is the overall height of 21°. There is not a wall
height as in other zones so we’re only looking at the overall height. They are proposed at 10’
from side and 10” from rear so are outside of any easements. They do propose lap siding which
is consistent with the existing home. It does meet the zoning requirements. Findings A-K did
not need to be mitigated.

Commissioner Todd Staheli asked if there were any calls regarding this request.
John Willis said no calls were received for this item.

MOTION: Commissioner Todd Staheli made a motion to recommend approval of item 4B
CUP with the findings as listed; the aesthetics meet and are similar to home and approve
the height of 21°,

SECONDED: Commissioner Diane Adams seconded the motion.

AYES (6)

Commissioner Ro Wilkinson

Commissioner Don Buchner

Chair Ross Taylor

Commissioner Diane Adams

Commissioner Julie Hullinger

Commissioner Todd Staheli

NAYS (0)

Motion carries.

A MINUTES

Consider approval of the minutes from the September 16, 2014, October 14, 2014,
October 28, 2014, and November 18, 2014 meetings.
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October 28, 2014 minutes were not ready for approval.

Suggested edits were as follows:
Chair Ross Taylor - Sept 16, page 10, pp2, last sentence — Thompson Mansion “one lock”

MOTION: Commissioner Ro Wilkinson made a motion to approve the minutes for
September 16, 2014, October 14, 2014 and November 18, 2014 with the suggested edits.
SECONDED: Commissioner Don Buehner seconded the motion.

AYES (6)

Commissioner Ro Wilkinson

Commissioner Don Buehner

Chair Ross Taylor

Commissioner Diane Adams

Commissioner Julie Hullinger

Commissioner Todd Staheli

NAYS (0)

Motion carries.

ADJOURN

MOTION: Commissioner Todd Staheli made a motion to adjourn.
SECONDED: Commissioner Julie Hullinger seconded the motion.
AYES (6)

Commissioner Ro Wilkinson

Commissioner Don Buehner

Chair Ross Taylor

Commissioner Diane Adams

Commissioner Julie Hullinger

Commissioner Todd Staheli

NAYS (0)

Meeting adjourned at 9:01 pm.
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What is Public “Clamor”

noun clam-or \'kla-mar\
: a loud continuous noise (such as the noise made when many people are talking or
shouting)

: a loud or strong demand for something by many people

Full Definition of CLAMOR
1

a : noisy shouting

b : aloud continuous noise

2
: insistent public expression (as of support or protest)

Examples of CLAMOR
1. A clamor outside woke them in the night.

2. city streets filled with clamor
3. a public clamor for an arrest in the case
4

There is growing clamor for reform.

5. Origin of CLAMOR

6. Middle English, from Anglo-French clamour, from Latin clamor, fromclamare to cry out —
more at CLAIM

7. First Known Use: 14th century



From the Park City

“Citizen’s Public Hearing Handbook
(Last updated June 2014)

F. Demystification and Deconstruction: The Utah Public Clamor Doctrine.

“Public Clamor™ is simply citizen opposition (regardless of facts or technical compliance) to an
application or decision by the reviewing body acting in an administrative or quasi-judicial
capacity. It usually involves the protests and concerns of interested and loften neighboring
property owners who object to the matter before the reviewing body, such as a conditional use
permit application as presented to the Planning Commission.

The “Public Clamor Doctrine” states that while “there is no impropriety in the solicitation of or
reliance on the advice of neighboring landowners, the consent of neighboring landowners may
not be made a criterion for the issuance or denial of a conditional use permit.” Thurston v,
Cache County, 626 P.2d 440, 445 (Utah 1981). A reviewing body presented with an application
must rely on facts, and not mere emotion or local opinion, in making such a decision whether to

deny or approve such application. A reasonable basis on the record must exist to support the
decision, not just a straw vote by neighbors.

In other words, the governing body may take into consideration the public input surrounding an
application since it is within the scope of due process to allow for public hearings and toallow
any interested parties to give information and to present ideas on the matter at hand. However,
the governing body cannot solely base its decision on “for” or “against” opinions in rendering its
decision. It is the duty of the governing body to gather all available, pertinent information from
all possible sources in rendering its decision and apply the applicable standard of review.
Accordingly, citizen petitions stating merely support or opposition to a project are of little use in
an administrative proceeding such as a CUP application. On the other hand, public input
regarding facts that apply to the application (actual data regarding impacts such as traffic, noise,
development conditions, parking, safety, etc.) are very useful. Getting this data is a heavy
burden-on neighbors when faced with technical information from staff and/or the applicant’s
experts. If you can’t research the matter further, you may offer testimony based upon your
personal observations that either support or contradict the evidence offered by staff or applicant.
Another option may be to request that the reviewing body direct staff or the applicant to further
research a particular issue and return with the information.



**Testimony tip**

Correctly frame your testimony by starting with: “This application is/is not
consistent with the code because...”,

Example:
Public Clamor: “We don’t want Wal-Mart. We hate Wal-Mart. Why don’t you
listen to us? We have 100 signatures that say NO WALMART.”

Good Testimony: “This application is inconsistent with the area planning
recommendation of the General Plan that says big box retail should be avoided due
to its negative impacts on existing small retail and our pedestrian oriented business
district. The specific application is inconsistent with the applicable CUP criteria
because [need to specify]”.

The public clamor doctrine has no application when a legislative body acts in a legislative
capacity. Gayland v, Salt Lake County, 358 P.2d 633, 635-36 (Utah 1961). In other words,
when acting in a purely law making, altering, amending, or repealing capacity, the public clamor
doctrine has no affect on decisions made by the governing body. This is because when acting in
a legislative capacity a body is acting in a direct representative manner of the citizens to
determine public policy, rather than applying existing administrative criteria in a process that
must also respect the due process rights of the Applicant. Similarly, state initiative and
referendum options are only applicable to legislative matters, and not administrative land use
decisions. An LMC amendment is subject to voter referendum, but the approval of a CUP is not.
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CALLING THE LAND
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Utah League of Cities and Towns
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5. Public Hearings, Public Meetings and Notice

A ‘public hearing is required by law for many things that a plann ng commission
may be involved in and can be held by many planning commissions on other
matters as a matter of routine. It is different than a public meeting and this
misunderstancing oflen leads ta long meetings. All public hearings are public
meetings but not all public meetings are public hearings. Here are the definitions
from Ulah state law. ( SEE  PakleT )



» » - ltis never appropriate to poll the members of the public in attendance at a
meeting to see what they think. While what they say matters, the volume and
number of repetitions does not. A public hearing should be a time that the
planning commission listens and learns. It is not a time to convince or argue with
the public.

Public hearings can become quite contentious. It is the duty of the chair of the
meeting to see that they are kept in control. The best way to do this is to establish
clear rules for the public hearing. Those rules can include reasonable limitations

on the time each speaker is given and the conduct of the speaker. What is
reasonable depends on the issue, the number of people present and the time
constraints of the meeting. One good way of keeping a public hearing on track is

for the chair to keep members of the council and city staff from responding directly
to the member of the public who is speaking. It is very tempting to try to correct
misstatements made in-a public hearing, but this is rarely helpful. It leads to
unnecessary confrontation and argument.



